CENTRAL SQUARE REDEVELOPMENT LLC.

508-726-5445
cschorer@gmail.com

44 Bearfoot Road
Suite 200
Northborough, MA
01532

May 18, 2022

Central Square Advisory Committee
Attn: Sarah Scott

344 Broadway

Cambridge, MA 02139

RE: June 1st Meeting of CSAC
Mixed Use Development: Residential/Retail
Dear Sarah and Members of the CSAC,

Central Square Redevelopment LLC, is pleased to submit the enclosed
supplemental information regarding our proposal for 544-550 Mass Ave, including
the modifications and responses to comments and questions submitted by the
CSAC, Planning Board Members, Members of the Public and various other
constituencies.

1) Supplemental narrative and revisions
2) Revised Graphic Materials, April 24, 2022, with additional modifications

The project has undergone a complete esthetic redesign and the unit count, square
footage, and uses have all slightly changed. It was recommended that as part of the
Planning Board process, we return to the CSAC for any additional advice,
commentary, or concerns and to update the CSAC approval letter to the Planning
Board. We hope the CSAC will be pleased with the changes, and we look forward
to seeing you on the 1st of June, 2022.

We sincerely thank you for your time and consideration of this Project.

All the very best,
C)‘% Sehsrer

Clifford Schorer
Managing Member
Central Square Redevelopment LLC




CENTRAL SQUARE REDEVELOPMENT LLC.

508-726-5445
cschorer@gmail.com

44 Bearfoot Road
Suite 200
Northborough, MA
01532

April 25, 2022

City of Cambridge Planning Board
Community Development Department
Attn: Swaathi Joseph

344 Broadway

Cambridge, MA 02139

RE: Supplemental Materials Submission for Special Permit Application PB#381,
544-550 Mass Ave

Mixed Use Development: Residential/Retail
Dear Chairperson and Members of the Board,

Central Square Redevelopment LLC, is pleased to submit the enclosed
supplemental information regarding the proposal PB#381, including the
modifications and responses to comments and questions submitted by the Board
Members, Members of the Public and various other constituencies.

1) Supplemental narrative and revisions in Support of Special Permit PB#381
2) Revised Graphic Materials, April 24, 2022

We believe that all comments and questions from the Board that have been
received to date, have been addressed in this supplement, and hope that you will
be pleased to welcome us back to present at your earliest convenience.

We look forward to meeting with the Board and presenting these materials at our
continued public hearing. We sincerely thank you for your time and consideration of
this Project.

All the very best,
% Setoren

Clifford Schorer
Managing Member
Central Square Redevelopment LLC




Central Square Redevelopment LLC
Planning Board Special Permit Submission

Supplemental Narrative - PB-381

o

Revised April 25, 2022

OVERVIEW

Over the past 18 months Central Square Redevelopment has worked with the City Staff and has
made modifications to the proposal for 544-550 Massachusetts Avenue for a mixed use
development including housing, retail, a community room, outdoor space, and interior bicycle
storage. The Planning Board members have voted to continue the hearing of the applicant’s
submission, and, along with City Staff, has provided feedback on the proposed project, which
has been summarized below. We are especially grateful for the assistance with the esthetic
concerns and | believe the project has been improved dramatically based on the input of several
architects and engineers.

1.

Unit Count Reduced from 29 to 27; creating 4 larger 1-BR units: It was deemed more
desirable to have Inclusionary Units that were larger than studios. We were asked to
increase the size of the affordable units. It was understood that the increase in size of the
Affordable Units would result in the reduction of the total number of units in the development
due to the limitations of the floor-plates of the building. We have increased the size of four of
the affordable units to two large one bedrooms, which has resulted in the reduction of the
overall unit count from 29 to 27 units. This change will also reduce the BZA variance from 29
units to 27 units in the parallel application before the BZA.

A complete redesign of the lower facade and upper floors to meet the esthetic goals
of Historic and all of the input received in all the meetings. Concerns were expressed
about the additional fagade elevations as proposed. The most constructive of these
objections suggested that the esthetics could be improved by adding a Mansard detail to the
top floor, thus reducing the perceived elevation, creating a more pleasing streetscape, and
echoing other buildings in the Square. We have created a Mansard Detail and set back the
top floor windows into these niches and we agree that it does add lovely visual interruption
to the upper floor scale and improves the appearance. The upper floor fenestration has been
completely changed to look less generic, to be more symmetrical, and we have added

railing details simulating balconies. In addition we have reduced the number of exterior
finishes and have simplified the pallet to distract from the upper massing areas. We have
retained the large mural area, now indicated, in the setback along Massachusetts Avenue to
allow for a future art installation. As the mural will start at the roof-line above the target, the
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transition of materials around the corner will not be an abrupt transition from red brick to
other materials.

Bicycle Storage: We have confirmed that the radius and layout of the bicycle storage will
allow for storage of the number of bicycles specified. We have included the direction of
travel arrows, as requested and fully dimensioned the bicycle room in an 11x17” scaled
drawing, to demonstrate it meets the requirements We have agreed to provide payment-in-
lieu for two off-site racks in a location designated by the City.

Clarification of all calculations: We have revised all of the spreadsheets based on these
changes and have harmonized the calculations to correctly account for the basement and

open space areas in the plan. We have added a detailed sheet which shows the Zoning of
the building interior based on these calculations in a readable scale.

Retail storefronts: We have retained the rhythm of the original facade at the streetscape,
while still widening the residential entrance to comply with the ADA requirements. We have
also offered to relocate Teddy’s Shoes during construction to reduce the disruption to their
business. The original broken transom tiles in burgundy glass will be replaced with a single
plane of glass and three vertical columns as suggested by Charlie Sullivan, to create a
simplified look above the recessed doors.

The following key changes have been made to the fagades, rear elevation and western
elevation above Target:

Mansard: Add a sloped Mansard roof in a raised standing seam metal in RHEINZINK-
GRANUM, dark gray/charcoal finish.

Facade 4th and 5th Floor: Mosaic pattern stone panels in light grey gradient will be the
finish for the 4th and 5th floor, with the 6th being a mansard in darker grey. The simplified
pallet along with the balcony rails in black will reduce the apparent massing, and the
receding mansard will be a lovely addition in the Square.

Additional Finishes: There is reserved space for a large mural of approximately 50x60 feet
on the Mass Avenue side fagade. We will work closely with the Central Square stakeholders
to ensure it compliments the Square and makes an important artistic contribution. All other
exposed vertical panels shall be Rheinzinc-Natural pre-patina natural, and cement panel
board in natural gray finish, mosaic pattern cement board in gray gradations and clear glass.
Storefronts: The storefronts have been redesigned to give a singular band of signage,
consistent matching glazing profiles and as much symmetry as possible. The general
appearance will be similar to an old rendering from the 1930’s which we have used as a
model. See new detail elevations. Based on the excellent suggestions of Erik and Charlie,
we have replaced the tiled glass with a simulated three columns to the street and infill
panels above, trying to retain the original 1930’s design.

Continuing consultation with Historic and Engineering: Given the condition of the steel
beam over the storefronts, we will need to replace and repoint all of the areas around this
beam. The goal will be to completely repoint and replace as necessary all broken masonry
above the first floor, but to retain the historic fagade below the third floor.

Realignment and harmonizing window sizes and locations: The windows have been
more carefully aligned and made more symmetrical for all upper floors and set into new
mansard on the top floor to increase streetscape harmony of the window lines, and to
emphasize the step back next to the Odd Fellows’ Hall.

Interior hallway realignment: Interior hallways and entries have been harmonized to
improve street appearance and make a more consistent whole with all three entries.
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- Parapets: The two parapets have been modified to allow the most symmetric fenestration
when viewed from the street. Custom made iron rail has been added to break up the
verticality. The windows will now have a better relationship as the eye travels up the
building.

« The building will be fully ADA accessible: The building retains all ADA compliance
including the public space on the roof, and the community room in the basement.

All text from the original Special Permit Filing Volume 1 remains applicable, with the exception
of the following changes highlighted in the report.
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City of Cambridge

Central Square Redevelopment LL.C
Application for Special Permits

544-550 Massachusetts Avenue,
Cambridge, MA 02139

July 20, 2021

Revised March 17, 2022
Further Revisions April 25, 2022
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CITY OF CAMBRIDGE, MASSACHUSETTS

PLANNING BOARD

CITY HALL ANNEX, 344 BROADWAY, CAMBRIDGE, MA 02139

SPECIAL PERMIT APPLICATION ¢ COVER SHEET

In accordance with the requirements of the City of Cambridge Zoning Ordinance, the

undersigned hereby petitions the Planning Board for one or more Special Permits for the
premises indicated below.

Location of Premises: 544 - 550 Massachusetts Avenue

Zoning District: Business B Zone/CSQ Overlay

Applicant Name: Central Square Redevelopment LLC Attn: Clifford Schorer

Applicant Address: 44 Bearfoot Road, Northborough, MA 01532

Contact Information: 508-726-5445 cschorer@gmail.com none

Telephone # Email Address Fax #

List all requested special permit(s) (with reference to zoning section numbers) below. Note that the
Applicant is responsible for seeking all necessary special permits for the project. A special permit cannot
be granted if it is not specifically requested in the Application.

20.304.6 3. (a) and (b) Parking and Loading Requirements, as applicable

20.304.2 Building Height Limitations

20.304.3 Floor Area Ratio Limitation

Minimum Lot Area per Dwelling Unit (presently before BZA continued pending Planning)
20.304.3.6 FAR Exemption for Rooftop Spaces

Section 2 Exemption of basement GFA from calculation of GFA

20.304.4.1 Setback & 20.304.4.2 Open Space (use C-3 Section 5.28.1.c)

List all submitted materials (include document titles and volume numbers where applicable) below.

Cover Pages, Project Plans, Project Narrative, Summary of Community Meetings and
suggestions incorporated. Plans set includes:Cover Sheet, Basement Plan, Ground
Floor Plan, Second Floor Plan, Elevations, Dimensional Form, Ownership affidavit,
Copy of BZA Application and attachments. BZA-017219-2019

Signature of Applicant: &4& Seheren
(24

For the Planning Board, this application has been received by the Community Development Department
(CDD) on the date specified below:

Date Signature of CDD Staff




544-550 Massachusetts Avenue January 2022

Owner: Central Square Redevelopment LLC, Atl .
Architect: Carr L\c/]nch and Sandel’:I) Inc. Revised March 2022
’ ’ Further Revisions April 25, 2022
DIMENSIONAL FORM
Allowed or

Existing Required Proposed
Lot Area (sf) 4,391 note1 5,000 4,391
Lot Width (ft) 49'9:5;681‘ >0 50 ft 49.98' & 50'
Gross Floor Area (sf) 7,879 note 1 17,564 note2 18,988

+incl incentive
Residential Base 0 14,307
Non-Residential Base 7,879 < Res sf 2,181
Inclusionary Housing Bonus N/A 22,833 2,500
Total Floor Area Ratio 1.8 4.0 4.32
Residential Base 0 3.26 note 4
Non-Residential Base 0.56 < Res sf 0.50 note 4
Inclusionary Housing Bonus 5.2 0.57
Total Dwelling Units 0 20 27
Base Units N/A 15 22
Inclusionary Incentive Units N/A 5 5
Base Lot Area / Unit (sf) N/A 300sf/unit 199
Total Lot Area / Unit (sf) N/A 163
Building Height (ft) t42 80 66.5
Front yard setback (ft) 0 31.1 0
Side yard setback (ft) 0 25.92 0
5/8 0

Rear yard setback (ft) 0 31.1' 0
Open Space (% of lot area) 0% 0%/10% 0%
Private Open Space 0 0 795sf (unit/roof decks) 18%
Permeable Open Space 0 N/A N/A
Other Open Space 0 N/A 0
Off-Street parking spaces 0 24 0
Long-Term Bicycle Parking 0 32 30
Short-Term Bicycle Parking 0 5 0
Loading Bays 0 0 0

Notes:
1 Per Property Survey dated: October 30, 2019
2 LlotareaX4.0
3 30% of FAR allowed = 5,269sf
20.304.3.4 allows the Planning Board to increase the allowed FAR "provided that the maximum FAR
permitted for non-residential uses on a lot shall not exceed the limitation on non-residential FAR applicable

in the base zoning district and that the proposed FAR of all non-residential uses on the lot shall not exceed
the proposed FAR of all residential uses on the lot."



Historical Revisions 2020 - 2022

DIMENSIONAL FORM
October 2020 Existing Allowed or Required Proposed
Bus B CSQ Overlay
Lot Area (sf) 4,391 note 1 None None No Change
Lot Width (ft) 49.98 note 1 None None No Change
Gross Floor Area (sf) 7,879 note 1 20,129
Residential Base 0 12,075 17,066 note 4
Non-Residential Base 7,879 13,173 17, 364 note 2 57451 motes
Inclusionary Housing Bonus N/A 22,833 note 3
Total Floor Area Ratio 1.8 4,391 x 1.8=7,903.8
Residential Base 0 3.0 4.0 3.89 note 6
Non-Residential Base 1.8 2.75 ) 0.48 note 6
Inclusionary Housing Bonus + 30% 4.59 3.53076923076923

Notes:
1/From Cambridge Property Database

2 |Lot area X 4.0

3 /Lot area X 4.0 + 30%

4| Gross square footage of residential floors being proposed

5 Gross square footage of restaurant space, other retail space not incuded as it is less than 1,500sf

20.304.3.4 allows the Planning Board to increase the allowed FAR "provided that the maximum FAR
permitted for non-residential uses on a lot shall not exceed the limitation on non-residential FAR
applicable in the base zoning district and that the proposed FAR of all non-residential uses on the lot
shall not exceed the proposed FAR of all residential uses on the lot."

April 2021 Existing Allowed or Required Proposed
Bus B CSQ Overlay

Lot Area (sf) 4,391 note 1 None None No Change
Lot Width (ft) 49.98 note 1 None None No Change |
Gross Floor Area (sf) 7,879 note 1 20,082

Residential Base 0 13,173 17. 564 rote 2| 16,989 note 4

Non-Residential Base 7,879 12,075 ’ 2,153 note 5

Inclusionary Housing Bonus N/A 22,833 note 3
Total Floor Area Ratio 0.56 Exist FAR: 4,391/7,879 |0.5560339
Residential Base 0 3.0 4.0 3.87 note6 |Prp FAR= Prp rtl gsf/lo| 3.8690503
Non-Residential Base 1.8 2.75 0.49 note 6 |Prp FAR= Prp res gsf/lc0.4903211
Inclusionary Housing Bonus + 30% 4.57 prp to FAR= prp tot gsf 5
Total Dwelling Units 0 20 29
Base Units N/A 15
Inclusionary Bonus Units N/A 5
Base Lot Area / Unit (sf) N/A 300sf/unit 151sf/unit _|Unit/sf= lot area/prp 1 151.41379
Total Lot Area / Unit (sf) N/A
July 2021 Existing Allowed or Required Proposed

Bus B Res C-3 CSQ Overlay

Lot Area (sf) 4,391 note 1 None 5,000 None No Change
Lot Width (ft) 49.98 note 1 None 50 None No Change
Gross Floor Area (sf) 7,879 note 1 13,173 20,082
Residential Base 0 13,173 116,989 note 4
Non-Residential Base 7,879 12,075 17,364 note2 [ o3 e s
Inclusionary Housing Bonus N/A 22,833 note 3
Total Floor Area Ratio 0.56 3.0 Exist FAR: 4,391/7,879 | 0.5560339
Residential Base 0 3.0 4.0 3.87 note6 |Prp FAR= Prp rtl gsf/lo| 3.8690503
Non-Residential Base 1.8 2.75 0.49 note6 |Prp FAR= Prp res gsf/lc 0.4903211
Inclusionary Housing Bonus + 30% 4.57 prp to FAR= prp tot gsf 5
Total Dwelling Units 0 15 20 29
Base Units N/A 15
Inclusionary Bonus Units N/A 5




July 2021 Continued

Base Lot Area / Unit (sf) N/A 300sf/unit 151sf/unit
Total Lot Area / Unit (sf) N/A

Building Height (ft) +/- 42 80 120 55 69.5
Front Yard Setback (ft)- H+L/5 0 0 22.9 0 No Change
Side Yard Setback (ft)- H+L/6 0 0 19.08 0 No Change
Side Yard Setback (ft)- H+L/6 0 0 19.08 0 0
Rear Yard Setback (ft)- H+L/5 0 0 22.9 0 No Change

Open Space- clear area open to the sky, to be used by tenants- total

Private open space to be used by residents

Tot private-
823GSF

6th floor balcony- 288GSF
Roof Deck- 503GSF

At Grade- open to the sky- 158GSF

Unit/sf= lot area/prp 1 151.41379

H- 69.5; L@grade- 45



Historical Notes July 2021

Existing Regs - Parking/Loading

Base Zoning

Base Zoning

Ctrl Sq Ovrlay | Ctrl Sq Ovrlay | Res C-3 District | Res C-3 District

Car Prkg Loading Long Term Bike [Short term Bike Long term Bike | Short term Bike | Long term Bike | Short term Bike
Shoe Store 1,412 sf 2-2 B 0.1 N4 0.3 N1 0.1 N4 0.3 N1
Restaurant | 82 Patrons | 5 g c| 04 |m| 06 |nm| 04 |n 06 |
2,321 sf

Tailor 783 sf 1 -1 D 0.1 N4 0.22 N2 0.1 N4 0.22 N2

Studio 1,241 sf 1-1 n/a 0.3 N1 0.08 N5 0.3 N1 0.08 N5
0.9 1.2 0.9 1.2

Restaurant 0.4 0.6 0.4 0.6

Shop 0.1 0.3 0.1 0.3

Residential 29 units 29 R2 3 29 R2 3 29 R2 2.9 R2
29.5 3.9 29.5 3.90 29 3

Residential | Base Zoning- 1 car/du N1- .3sp/1,000sf N1- .3sp/1,000sf

Ctrl Sq Ovrlay- max .75 cars/du; min .50 cars/du
Retail & Consumer Servs
Ctrl Sq Ovrlay- max .50 cars/sf; min .50 cars/du

N2- .22sp/1,000sf
N3- .2sp/1,000sf
N4- .1sp/1,000sf
N5- .08sp/1,000sf
R2- Long Term- 1/
du for 1st 20 units,
1.05 for each addit

Lt

short term- .1sp

N2- .22sp/1,000sf
N3- .2sp/1,000sf
N4- .1sp/1,000sf
N5- .08sp/1,000sf
R2- Long Term- 1/
du for 1st 20 units,
1.05 for each addit

Linit

short term- .1sp/du

R2- Long Term- 1/
du for 1st 20 units,
1.05 for each addit

Linit

short term- .1sp



This Sheet Final Revisions March 2022

544-550 Massachusetts Avenue
FAR - Two 1-Bdrm Units Floors 3 & 4

January 2022
Restaurant Restaurant Mech./ |Res. Circulat. 4 ' Total GSF Total

Floor Retail | (+Kitchen & Elev Mach | Hall, Elev, Unit GSF Community Space Excluded X
Toilets) %8 rmutiity  stair Proposed | ¢ Fag | Permitted
GSF/Floor GFA GFA/Floor

1 2 3 4 5 6 Deck Stor.&WC | Laundry Bike

Basement 1,776.69  514.70 533.20 192.81 113.60 717.77 3,848.77 515 3,334
First 1,079 2,181 561 3,821.00 1,079.00 2,742
Second 599 497 479 550 440 394 419 3,378.00 0.00 3,378
Third 599 497 479 525 627 651 - 3,378.00 0.00 3,378
Fourth 599 481 459 504 627 651 - 3,321.00 0.00 3,321
Fifth 599 481 459 504 450 395 433 3,321.00 0.00 3,321
Sixth 583 468 504 464 396 433 - 292 3,140.00 292.00 2,848
Roof 2,170.79 245.36 503.00 2,919.15 2,919.15 0
Total Res GSF| 16,807 w/basement included 27,126.92/ 4,804.85 22,322
w/out basement included 18,988
Total allowed FAR 22,833
90% 20,550

Excluded areas:

Def of exclusions from GFA

Basement- Areas w/Floor to underside of 1st fIr joists <7'-0"

20.304.3.7

First Floor- Retail areas <1,500 SF

20.304.3.5 (or .e)

Sixth Floor- Decks for exclusive unit use following dimeneional guidelines and open to the sky

20.304.3.6 (or .f) w/SP

Note:

20.304.6.3 (b) (i) & (iii)

Roof- Mechanical space, exclusive use tenant deck and access only for those purposes

With a 90% reduction in allowed FAR a waiver from parking or fees can be granted




CARR, LYNCH AND SANDELL, INC.

544-550 Massachusetts Avenue, Cambridge, MA

FAR 15 July 2020 rev. April 2021
P Inf . KEY to Existing Building Gross Area Living Area

roperty Information: FUS — Upper Story, Finished 3,885 3,885
Property Class: Retail-Office BAS — First Floor 3.994 3.994
Zoning (unofficial): BB-CSQ Total: 7,879 7,879
Map/Lot: 93-74 GIS map Massachusetts Ave
Land Area: 4,391sf /
Zoning District: /

Business B

Central Square Overlay District

20.304.3 Floor Area Ratio Limitation. e
4. Additional FAR for Residential Uses
Upon issuance of a special permit,
Planning Board may increase the
allowed FAR on any lot or portion of a
lot located within the Business B (BB)
portion of the Central Square Overlay
District to a total FAR of 4.00 for all TR
non-residential and residential uses comyﬁ d,
4,391sf Lot size x 4 = 17,564sf ‘ )

7. FAR Exemption for Ground Floor Retail
In the Business B district only, retail spaces of 1,500 square feet or less shall be excluded from the
calculation of floor area ratio.

The existing restaurant 1* flr: 2,321gsf

Existing Teddy’s 1% fIr: 1,412gsf

11.203.5 Relaxation of Dimensional Requirements for Inclusionary Housing Projects.
(a) The Gross Floor Area permitted by the applicable zoning may be increased by thirty percent (30%),

as long as such additional Gross Floor Area is used for residential uses

4,391sf Lot size x 4 = 17,564gsf 17,564sf + 30% = 22,833gsf
22,833 gsf allowed
Proposed gsf
Basement 658
Ist Flr- Restaurant + Circulat: 2,168
Flrs 2-3 Floor: 3,441(each) 6,882
Flrs 4-5-Floor: 3,428(each) 6,856

Flrs 6™ Floor: 2,966
TOTAL: 20,082

(b) The number of dwelling units permitted by the applicable zoning through rules for minimum lot
area per dwelling unit or other applicable rules may be increased by thirty percent (30%).

Table 5-3 Table of Dimensional Requirements — Business Districts: Min. Lot Area for each D.U. in Sq.Ft. - 300

4,391sf/300 = 15 units (14.64) 30% increase = 20 units (19.5)

20.304.6.3 Waiver of Parking and Loading Requirements. (b).(i) & (iii) The total development authorized
on the site is reduced to ninety (90) percent of the maximum permitted on the lot; 22,833gsf x 0.9 =
20,550. “...an exemption from parking and loading requirements will result in a building design that
is more appropriate to its location and the fabric of its neighborhood and that it is in conformance with
the objectives and criteria contained in Central Square Development Guidelines.”

20.304.2 Building Height Limitations. Portions of the building in excess of sixty (60) feet high are set
back from the street line at least ten feet and are set back from one or more forty-five degree (45°)
bulk control planes beginning sixty (60) feet above the street line.



Zoning Code Review — PARKING REQUIREMENT CALCULATIONS
544-550 Massachusetts Ave, Cambridge, MA 02140

District: BB and CSQ Overlay District
Lot Area: 4,391sf

VEHICLES

6.36  Schedule of Parking and Loading Requirements. Off street parking shall be provided as shown in the
following table. Where one entry is given in the table, it is the minimum requirement. All square foot
measurements refer to gross floor area unless specified otherwise. The abbreviation “d.u.” means dwelling
unit. The abbreviation n/a means not applicable. In cases where a requirement is expressed in number of
seats, twenty (20) square feet of public floor area shall equal one seat if there are no fixed seats. One
column of the table contains the loading requirement standard applicable under Section 6.80 for each use
and two columns refer to the Long-Term Bicycle Parking and Short-Term Bicycle Parking requirements
applicable under Section 6.107 for each use.

Ind, B-1, Res Long-term  Short-term
Open Space C-3, C-3A, C- Loading Bicycle Bicycle
Res A-1, A-2 3B, Off 3-A, 3, Facility Parking Parking
Land Use Category Res B Bus B, Ind A- Category (6.107.2) (6.107.3)
2, Ind B, Bus
B-1, B-2

6.36.1 Residential Uses

g.  Multi-family dwelling n/a 1 per d.u. n/a R2 R2
6.36.5 Retail Business and Consumer Service Establishments

a. Store for retail sale of merchandise

1) Establishment providing convenience goods'? NOT APPLICABLE
2) Other retail establishments n/a 1 per 900sf B N4 N2
1 per 600sf
f.  Establishments where alcoholic beverages are sold and consumed and where no dancing or entertainment is provided
1) Lunchroom, restaurant, n/a 1 per 15 seats® C N3 N1
cafeteria 1 per 10 seats

Parking Table Footnotes
9. This requirement shall not apply to accessory employee cafeterias.
12. Providing that the establishment is located in a structure also containing nonretail uses, and that no establishment shall
exceed two thousand five hundred (2,500) square feet of gross floor area.

6.37  Design of Bicycle Parking spaces. Refer to Section 6.100.

20.304.6 Parking and Loading Requirements.

1. Maximum Parking. Where any of the following listed uses are established in the Central Square Overlay
District as of August 1, 2016, the accessory off-street parking for such uses shall be limited by the maximum
rates set forth below.

(a) Residential Uses (6.36.1), excluding Hotel and Motel (i-2 and i-3): 0.75 space per dwelling unit
(e) Retail and Consumer Service Establishments (6.36.5): 0.50 space per 1,000 square feet

VEHICLES PARKING CALCULATION

Zoning Code Requirement Proposed Design Number Prk’g Spaces Req’d
Multi-family dwelling
.75 per du (20.304.6.1.a) 29 27 * 22 20*
Retail Business, not convenience store 1,050gsf
Community Room / Marxist Reading Room 150gsf
.5 per 1,000sf (20.304.6.1.¢) 1,200gsf 1

Establishments where alcoholic beverages are sold and consumed and where no dancing or entertainment is
provided

Lunchroom, restaurant, cafeteria 1,205gsf
.5 per 1,000sf (20.304.6.1.¢) 1
Total # Parking Spaces Required 24 21 *

* Revised March 17, 2022



BICYCLES
6.36  Schedule of Parking and Loading Requirements.

Ind, B-1, Res Long-term  Short-term
Open Space C-3, C-3A, C- Loading Bicycle Bicycle
Res A-1, A-2 3B, Off 3-A, 3, Facility Parking Parking
Land Use Category Res B Bus B, Ind A- Category (6.107.2) (6.107.3)
2, Ind B, Bus
B-1, B-2

6.36.1 Residential Uses

g. Multi-family dwelling n/a 1 per d.u. n/a R2 R2
6.36.5 Retail Business and Consumer Service Establishments

a. Store for retail sale of merchandise

1) Establishment providing convenience goods'? NOT APPLICABLE
2) Other retail establishments n/a 1 per 900sf B N4 N2
1 per 600sf
f.  Establishments where alcoholic beverages are sold and consumed and where no dancing or entertainment is provided
1) Lunchroom, restaurant, n/a 1 per 15 seats® C N3 N1
cafeteria 1 per 10 seats

6.107 Required Quantities of Bicycle Parking.
6.107.2 Schedule of Long-Term Bicycle Parking Requirements.

Category Included Residential Uses Min. Long-Term Bicycle Parking Rate

R2 Townhouse dwellings, multifamily dwellings, trailer park or 1.00 space per dwelling unit for the first twenty (20) units in a
mobile home park building; 1.05 spaces per dwelling unit for all units over twenty

(20) in a building

Category Included Non-Residential Uses Min. Long-Term Bicycle Parking Rate

N3 Hospitals and clinics; veterinary clinics; public safety facilities; 0.20 space per 1,000 square feet
restaurants and eating establishments

N4 Retail stores, consumer service uses, commercial recreation and 0.10 space per 1,000 square feet

Entertainment

6.107.3 Schedule of Short-Term Bicycle Parking Requirements.

Category Included Residential Uses Min. Short-Term Bicycle Parking Rate

R2 Townhouse dwellings, multifamily dwellings, trailer park or 0.10 space per dwelling unit on a lot
mobile home park

Category Included Non-Residential Uses Min. Short-Term Bicycle Parking Rate

N1 Offices, including: medical, professional, agencies, general, 0.30 space per 1,000 square feet
government; radio/television studios, arts/crafts studios

N2 Technical offices, research facilities 0.22 space per 1,000 square feet

BICYCLES PARKING CALCULATION

Zoning Code Requirement Proposed Design # Req’d Long-Term # Req’d Short-Term

Multi-family dwelling 29

LT= 1 per du for 1t 20 units 20

1.05 per du for over 20 units 9.45

ST= 0.10 space per dwelling unit on a lot 29.45 =30 29x.1=3
Retail Business, not convenience store 1,050gsf
Community Room/ Marxist Reading Room 150gsf

LT= .1sp/1K sf, ST= .22sp/1K sf 1,200gsf 1

Lunchroom, restaurant, cafeteria where
alcoholic beverages are sold and consumed 2,150gsf

LT= .2sp/1K sf, ST= .3sp/1K sf _ 1
Total # Bicycle Parking Spaces Required 30 5
LOADING
Zoning Code Requirement Proposed Design Loading Requirements Loading Required

Multi-family dwelling- N/A 29 Units N/A 0
Retail Business, not convenience store 1,200gsf B 0
Lunchroom, restaurant, cafeteria where

alcoholic beverages are sold and consumed 2,150sf C 0

6.83 Minimum Number of Off Street Loading Bays
Area at which First Bay is Required
Loading Facility Category B 10,000gsf
Loading Facility Category C 10,000gsf



LOCALTRANSPORTATION & WALK-ABILITY PLAN

- The frontage on Mass Ave is 45’ - 49’

- The Project site is ideally located with easy access to the Redline and multiple bus lines located within one
block.

- There are generous sidewalks along Mass Ave. Sidewalks are present on both sides of all surrounding
streets.

- Parking is available in the municipal garage directly across Green St.

542 - 550 MASS AVE

MARCH 2021



Central Square Redevelopment LLC
544-550 Massachusetts Avenue, Cambridge
Special Permit Application
City of Cambridge Planning Board
July 28, 2020
PROJECT NARRATIVE

Overview

Central Square Redevelopment LLC, the owner, and developer of 544-550
Massachusetts Avenue, Cambridge, MA, are pleased to submit this
proposal for a Special Permit to the City of Cambridge Planning Board for its
consideration.

The project involves the complete building renovation and an extension around an
existing building’s facade and retailers. The present building, of little character, replaced
a historic building on the site in the early 20th Century when the original building
collapsed. The property owned by the Adelson family for close to a century has long
passed dilapidated, without a complete reconstruction. This plan is designed to make
the necessary compromises for an infill lot in Central Square to be improved to the 21st
Century while still honoring the legacy of the building, and some of the historic uses.
There is nothing of merit to preserve, but the presence of the building’s original lower
facade, and more importantly the street level retail, will be a comforting reminder of the
original building.

This property at the center of Central Square achieves the stated goals of the Central
Square Overlay, and is viable. The product of over a year of planning, after a year of
environmental remediation to remove leaking an underground petrochemical tank, to
remediate the soils, to close the DEP files, and to plan a project which will not load-bear
in this area due to the disturbed deep soils.

Owner and Developer — Central Square Redevelopment LLC

Cliff Schorer is the founder and manager of the 501(c)3 Nantucket Homes for People
Inc, which built the first affordable home-ownership opportunities for qualified buyers on
Nantucket Island, among the most expensive housing markets in America. The project
is a successful model of how to harness good intentions, and the overheated market
forces to create ownership opportunities protected forever as affordable housing. Mr.
Schorer also turned around The Chester, an affordable housing project on
Massachusetts Avenue in Boston. He brought it back from bankruptcy, through prudent
management, and ensured over 77 units of excellent quality affordable housing for the
next 30 years and continuing. Mr. Schorer has also been involved in a number of



historic renovations of buildings by Walter Gropius and McKim, Mead and White. Jim
Gaklis is a builder and developer of fine homes and developments, and has projects as
diverse as historic mill buildings converted to contemporary use, and new build high-
craftsmanship homes in communities including the South End, Charlestown, Nantucket,
and the suburbs.

Design Overview

544-550 Massachusetts Avenue’s is best positioned to continue the use as retail shops
and has an opportunity to make a more significant contribution to the number of smaller
studio residential units in the Square. The stock of SRO and studio apartments in the
Square area has fallen well below demand, and from an affordability standpoint, these
small units are the best solution to those displaced by the loss of lodging house units
and the student demand that has put increased pressure on larger, family units in the
square. As there are few incentives to create studio units, and even a penalty in terms
of the rents that may be charged on smaller units, very few are being created. There
was a 12% drop in permit applications for small units with the introduction of the
reduced 25% income threshold for Affordable Studios. The projects’ plan retains the
existing street level mix of spaces, and adds building height, and setback to create 29 *
new-studio-apartments. The new upper facade will approximately align with the height of
Dance Building next door and with the front step-back and the setback from the rear of
the lot will have minimal shadow impact on the surrounding area. The retention of the
brick facade, restoring it to the original window lines, and the extension in muted
monochromatic finishes will allow the building to unobtrusively set into its infill location
without a disruption of the existing streetscapes. The design is a compromise, to
preserve the parts of the building that support the present retail and restaurant uses,
and to stay well back from the rear lot line with the height increase to prevent the
creation of a cavern in the rear yard of the houses on Green St. the compromise is to
increase the height and reduce the upper floor massing. The height variance is one of
these compromises to create less impact on the abutters.

The street level facade would be dramatically improved. There is presently a rusted
steel beam visible that supports the front facade of the building, and the brick is in
disrepair. This will be full repointed and encapsulated and there will be an opportunity
for less “after-thought” signage on the facade. The plan will also create a fully ADA
compliant building which is not presently the case, and will create a secure entrance for
the residential units. With the adjacent T Station and the new underground bicycle
parking, the project will knit well into the transportation network and is located in a
“Walker’s Paradise” with all of the local food, shopping, educational and medical
services.

* 27 Studio and One Bedroom Apartments



The Apartments

The proposed 29%unit apartment building will consist of studie apartments (see attached
schedule for sizes of individual units), with built in millwork furniture and optimized for
small scale living. The units will be located on the 2-6th floor. There will be a common
roof deck and equipment located on roof. Although the units will use passive energy
design, efficient HVAC, LED lighting, and water saving appliances to ensure a very low
monthly cost and consumption for the future residents.

The Retail

Presently located in the building is Teddy’s Shoes (approximately 1000 square feet) that
has been in this location for nearly 67 years, and Five Spices, a new Asian Restaurant,
which occupies the former Shalimar space (approximately 2168 square feet) and the
rear out-massing which contains their kitchen. Also in the building is The Center for
Marxist Education which has been located on the second floor for over 40 years. There
are also two additional tenants at will on the upper floors. The future plan will include
spaces for the two ground floor retailers and a new community room/library space
accessible by elevator to accommodate the CME, or other programming, and the
apartments.

The Architect - Carr, Lynch & Sandell

The firm was founded in 1977 as a partnership between the late Kevin Lynch, noted MIT
professor of Urban Studies and Planning, and the architect/planner/public space
designer Stephen Carr. In 1980 it was incorporated Carr, Lynch Associates. James
Sandell joined as a principle in 1987 after nearly 20 years of collaborative efforts. In
1999 Jean Hermann became a principle after 13 years as an architect providing
technical coordination and guidance for the firm’s built projects. Steven Carr retired from
the firm in 2001. Peter Martin re-joined the firm in 1999 and became a principle in 2002,
providing leadership as an architect/planner/urban designer and exhibit designer. John
Hecker rejoined CLS in 2006 as an associate to build on his specific experience in the
restoration, preservation, and reuse of historic buildings.

Zoning - Compliance

This project is presently seeking a single Zoning Variance for Dwelling Unit per Lot Area
from the by-right 20 units to 29°units to allow for smaller units. This Variance must be
approved by the BZA based on hardship. The subsurface conditions due to
underground soil conditions, the lot size, and small footprint of the building limit the
individual unit sizes to very small sizes. The application for this relief is presently before
the BZA, but the applicant has been advised by the BZA to continue that meeting until
the Planning Board has the opportunity to fully review the application and then we may
return to the BZA with the PB decision and they will consider the application.

* 27



Zoning - Compliance - Continued

We have made a presentation to the BZA and the hearing is presently continued. If
there are any modifications made during the Planning review and process, it would
require a new Variance, so in order to properly sequence the process, the application
will proceed first with the Planning Board and then return to the BZA in the future. It is
the applicant’s hope that necessary consultation between the Boards could be
facilitated as the application progresses.

In all other regards, this project conforms to the applicable Cambridge Zoning
Ordinance requirements for this Business B District within the Central Square Overlay
District, with certain Planning Board special permit relief and other reviews as follows:

1 Planning Board Special Permit relief is requested pursuant to Central Square
Overlay District provisions set forth in CZO Section 20.304 as follows:

A Project requires special permit relief pursuant to Sec. 20.304.3.4 to allow
for a total FAR of 4.0 for non-residential and residential uses combined, and
meets all of the requirements of this provision, as further described below.

Note: In order to grant the Special Permit, this Project requires the Planning
Board in accordance with the following sections and to exclude them from floor
area calculations:
(i) ground-floor retail spaces equal to or less than 1,500 square feet —
under Sec. 20.304.3.7. Existing Teddy’s Shoes, Ground Floor, 1059
square feet.
(i) balconies -- exempt under Sec. 20.304.3.5.
(i) rooftop spaces — exempt under Sec. 20.304.3.6.

B The project requires special permit relief pursuant to Sec. 20.304.2.2.a to
increase the height of the building to 69’6”.

C Project requires special permit waiver of parking and loading requirements
pursuant to Sec. 20.304.6.3. With no on-site parking, the project will seek special
permit waivers based on:
(i) exemption for parking and loading for uses proposed within the existing
building (constructed prior to 1940), and the total development authorized
on the site is reduced to ninety (90) percent of the maximum permitted on
the lot.

D Project requires special permit 20.304.3.6 FAR Exemption for
RooftopSpaces.

E Project also requires a Section 2 Exemption of basement GFA
from calculation of GFA, and 20.304.4.1 Setback, 20.304.4.2 Open Space (use
C-3 Section 5.28.1.c).



COMPLIANCE - GENERAL SPECIAL PERMIT CRITERIA (SEC. 10.43):

Granting of the Planning Board special permit for the project at 544-550 Massachusetts
Avenue will not be to the detriment of the public interest for the reasons described here:

(a) The requirements of the Ordinance can and will be met. This project conforms
with the Ordinance requirements in all respects except as to those elements that
are eligible for special permit relief or are subject to a requirement for a BZA
variance as Dwelling Unit per Lot Area, described above.

(b) Traffic generated or patterns of access or egress will not cause congestion,
hazard, or substantial change in established neighborhood character. This
project, located one block from the MBTA Central Square train station and bus
stops, will generate very minimal increases in traffic or changes to patterns of
access or egress to the site. Further, the renovation of the existing building will
result the replacement of a dilapidated building in a prominent location in Central
Square and bring it up to the standards of the surrounding buildings while
retaining the local character of the building and the neighborhood.

(c) The project will not adversely effect the neighbors or neighborhood and will
bring a small number of residents to this block to help sustain the retailers and
foodservice in the immediate neighborhood without creating additional vehicular
traffic.

(d) There will be no nuisance nor hazard created to the detriment of the health,
safety and/or welfare of the occupant of the proposed use or the citizens of the
City. For reasons already described, the project will not be cause for nuisance or
hazard detrimental to the neighborhood or the community.

(e) The proposed use will not impair the integrity of the district or adjoining
district, or otherwise derogate from the intent and purpose of this Ordinance. The
project will create improved ground-floor retail opportunities within the existing
building, improved, extremely desirable and rare small apartments, including 5
new inclusionary units within the district. Such uses will be a benefit to the
Central Square business district and the residents and visitors to the City of
Cambridge. The project achieves a number of the stated goals of the Central
Square Overlay District, and given the complexity and cost of renovating a
building around existing retailers and in a tight urban infill location with previous
sub-surface petrochemical contamination, the compromises here are thoughtful,
creative and are otherwise impossible without this relief.

(f) The new and building construction is also consistent with the Urban Design
Objectives set forth in Section 19.30, as well as consistent with the Central
Square Development Guidelines published by the Development Department in
2013.



COMPLIANCE - CENTRAL SQUARE OVERLAY (SEC. 20.305(1) — (5)

The Project meets the following standards for issuance of special permits being sought
pursuant to the Central Square Overlay District set forth in Sec. 20.305(1) through (5):

1. The proposed development is consistent with the goals and objectives of the
Central Square Action Plan:

+ “Encourage responsible and orderly development”: This Project will
constitute a responsible development consistent with long-terms goals of
the Central Square community.

« “Strengthen the retail base to more completely serve the needs of the
neighborhoods”: The entire building will be ADA compliant and attractive
and inviting. This will help the retailers to attract larger and more diverse
clientele.

* “Preserve the Square's cultural diversity” Our building has always been
culturally diverse and with the addition of a residential component that
continue.

+ “Create active people-oriented spaces”: In addition to the residential unit,
this project creates a new community space with library for the CME and
other community groups to host meetings and discussions. The building
will continue, as it has been for 40 years, a place for dynamic ideas.

* “Improve the physical, and visual environment”: The project will renovate
a dilapidated and obsolete building to provide useful ADA compliant
spaces. The addition of an elevator will remove the present barriers and
544-550 Mass Ave will be ready and beautified for its next century.

* “Provide retail establishments that serve people of diverse economic and
social groups who live in the surrounding neighborhoods”: The building
has always served small retailers and restaurateurs who serve the diverse
local communities, and with this improvement it will also be ADA compliant
to enhance the tradition.

+ “Encourage the development of new mixed income housing”: This project
will create 29*hew residential units, 5 inclusionary unitg,%hich rent at 25%
of the applicant’s income, the least expensive option. This project will
make a significant contribution of smaller units, so rare, yet desperately
needed in the Square.

* “Promote compatible retail adjacent to residential uses”: The Project will
renovate the ground floor retail near residential uses in Central Square.

* 27



COMPLIANCE WITH CRITERIA SPECIFIC TO SPECIAL PERMIT BEING SOUGHT

The Project complies in all respects with the specific criteria to the special permits being
sought from the Planning Board, including as follows:

1. Special Permit for Additional FAR for Residential Uses Pursuant to Sec.
20.304.3.4: “Upon issuance of a special permit, the Planning Board may increase
the allowed FAR on any lot or portion of a lot located within the Business B (BB)
portion of the Central Square Overlay District to a total FAR of 4.00 for all non-
residential and residential uses combined, notwithstanding the Rules for
Calculation of Permitted Gross Floor Area on a Lot as set forth in Section
5.30.12, provided that the maximum FAR permitted for nonresidential uses on a
lot shall not exceed the limitation on non-residential FAR applicable in the base
zoning district and that the proposed FAR of all non-residential uses on the lot
shall not exceed the proposed FAR of all residential uses on the lot.”

The project FAR calculations meet the above requirements. Please see attached
worksheet from Carr, Lynch & Sandell and Dimensional Sheet.

2. Special Permit for Additional Height of 80 feet Pursuant to Sec. 20.304.2.2.a:
“The maximum allowable height in the Central Square Overlay District may be
increased up to eighty (80) feet upon issuance of a Special Permit by the
Planning Board provided that those portions in excess of sixty (60) feet are set
back from the street line at least ten (10) feet and that those portions are also set
back from one or more forty-five degree (45°) bulk control planes beginning sixty
(60) feet above any streetline in the district and rising over one or more lots at a
forty-five degree (45°) angle.”

The project plans show that the building meets the requirements and conditions,
including 69’6” feet height, 10 feet setback (above 60 feet), and the bulk control
planes described above.

3. Special Permit for Waiver of Parking and Loading Requirements Pursuant to
Sec. 20.304.6.3: “Uses contained within the existing structure in existence before
1940 shall be exempt from parking and loading requirements of Section 6.36 of
the Ordinance.” With respect to uses in the new addition to be constructed,
special permit requirements and criteria, as follows, are or will be met by this
project:

(a) “The subject lot is sufficiently small in size as to contribute to a development
pattern of diverse, small scale, new structures and the retention of existing
structures”. The lot size of 4,391 is below half of the 10,000 threshold, and the
existing, historic structure covers all of the buildable lot. The only land available is
an easement 5’ wide whose soils may not be structural due to prior
environmental remediation.



(b) “The Planning Board shall specifically find that an exemption from parking
and loading requirements will result in a building design that is more appropriate
to its location and the fabric of its neighborhood and that it is in conformance with
the objectives and criteria contained in Central Square Development Guidelines”;
This project meets the requirement for an exemption as a requirement for onsite
parking or loading facilities is inappropriate to this location and the fabric of this
block of Mass Ave which has no curb cuts, nor onsite visible parking. It would
also render this project unfeasible, due to the existing building and limited land
on which to construct the foundation to the new addition.

(c) 20.304.3.6 FAR Exemption for Rooftop, and section 2 Exemption of basement
GFA: In the Business B district rooftop GFA shall be exempted from Gross Floor
Area and FAR limitations upon the granting of a special permit by the Planning
Board. The proposed rooftop spaces have been located and designed to
minimize impacts on neighboring uses.

(d) Section 2 Exemption of GFA from basement spaces: the Gross Floor Area of
any basement space directly accessed through and serving a ground floor
establishment of any mixed use building facing Massachusetts Avenue shall be
exempt from the calculation of FAR.

(e) 20.304.4.1 and 20.304.4.2 (Use C-3 Section 5.28.1.c): A special permit may
be granted in this case as the lot abuts a developed lot to the rear and the
Planning Board shall take into account the sidewalk width in considering front
yard setbacks. As existing there is no opportunity for setback taking into account
applicable City standards and expected pedestrian traffic on the street. The
Planning Board may allow, by Special Permit, the reduction of required Open
Space, and permit such Open Space to be located at levels other than at grade if
the applicant can demonstrate that the urban design objectives as set forth in the
Central Square Overlay District can be met. This project meets those criteria and
has no other available ground level opportunity for open space.

(c) “No National Register or contributing building is demolished or so altered as
to terminate or preclude its designation as a National Register or contributing
building”; The existing building is not on the National Registry, is not eligible for
membership, nor does it represent an important historical asset for the Square.
The esthetic improvements contemplated by this Permit will improve the
contribution of the building to the streetscapes and the utility of the building for
the local area.

(d) “No National Register or contributing building has been demolished or altered
so as to terminate or preclude its designation within the five (5) years preceding
the application.” No building has been demolished on this site since 1906.



In conclusion, the project fully meets the specific special permit criteria set forth in Sec.
20.305.

Community Outreach

A preliminary community meeting was held at the Cambridgeport Community
Association meeting at the LBJ Apartments on January 28, 2020 at 6:00PM, and a
second meeting will be held via Zoom on July 28th at 4:00PM. In light of the feedback
received during the first meeting and the presentation to the Central Square Advisory
Committee, we have added a community room, and have offered assistance to the
dance studio, presently a tenant-at-will, which will be displaced by the project.

[ADDITIONAL DETAILS ADDED AFTER SECOND MEETING]
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Project Elements

* Renovation of existing retail spaces - Teddy’s Shoes and

Five Spices (Shalimar)

+ Conversion of office/commercial space to residential

= 29 studio apartments (5 inclusionary units for 20% of the

residential floor area)

+ Elevator Building with all areas ADA complaint

* Community room with library shelving for CME



Project Compromises

“ Narrow small floor plans

* Environmental remediation - poor soil conditions

“ Existing retailers workaround

« Extremely high construction costs per square foot

» Increased unit count achieve sustainable rental income

* Low existing revenue - unsustainable long term leases

# QOriginal building obsolescence



New Apartments

* The project converts 8,000 square feet of obsolete office space; when completed, there will be
approximately 15,000 square feet of newly built apartments.

+ The design creates (29) 280-450 square foot studio apartments with built in features to allow for
small scale living

« The project will create 5 units that are Inclusionary and Affordable, and will cost only 25% of the
applicant’s income in rent

* The remaining units will rent for the lowest rents among all the new developments in Central
Square

“ Average Rents in Cambridge are $3,147 per month and have been over $3,000 since 2016.

“ Average rents per foot are $44 per foot in Cambridge (for all old and new housing stock -
based on 840 square feet)

* Quoted Rents at 544-550 Mass Ave will be $1,000 - 1,400 per month, depending on size,
among the most affordable options for a small household in the City



Exterior Features

Retain original facade lower three floors
Brick and keystone design
Retain original window lines
Retain original retail entry lines
i Repair and replace residential entrance

— Emergency Egress to left to remain
"""" - —— Upper addition in natural finishes
- 1 10" balcony setback at 60’
' | ) Roof deck and equipment housing
Emergency stairwell setback on left
= Mosaic stone finish on upper terrace
» Brushed Aluminum trim on upper floors
Terracotta finish on recessed stairwell
All windows repaired and replaced
Modern safety, sprinkler and enunciator
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Interior Features

“ Extensive millwork built-ins

“ Comfortable small scale

* Basement bicycle storage

“ Unobstructed Studio

“ Galley kitchen

+ Elevator and ADA access

“ LEED Standards
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Project Benefits

* Renovation of existing building o

* Creation of much needed housing and
inclusionary housing

“ ADA accessibility and elevator
* Repair of dilapidated building
* preservation of small local retail spaces

“ Attractive urban infill project which is
sustainable and build-able

“ Meets the goals of all of the Central
Square Plans from the recent decades

* New Community meeting room with
library for CME




Special Permits Required

* Increasing the VAR to 4.0 as permitted within the Central
Square Overlay with residential

« Increase of building height to 69'6” - 80’ is permitted with
Special Permit in Central Square Overlay

* No onsite parking - Permitted with less than 90% of
allowable build out, no existing parking or curb cut,
building originally pre-1940

+ Increase in number of units from 20 to 29 to allow for small

studios. Under 30,000 feet no requirement for 3-bedrooms
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Central Square Redevelopment
550 Mass Ave

Cambridge, MA 02139
(508)726-5445

Dear Neighbor,

We are holding a “virtual” Community Meeting to share the proposed development at 550 Mass Ave
(544-550 ) for a mixed use development on Tuesday July 28th at 4:00 - 4:30PM EST. As part of the
development plan the project is seeking two Special Permits, both of which require the approval of the
Planning Board to move forward. We are seeking a Special Permit to increase the height of the building
by 24 feet to 69’6”; 80’ is permitted with a Special Permit, and a waiver of the parking requirements.

Due to Covid-19 safety concerns, the City of Cambridge has instructed applicants to hold all Community
Meetings virtually. We will host a 30 minute Zoom virtual meeting and login instructions are included
below. Please call or email us if you have any trouble with joining the

meeting.

This Virtual Meeting will provide an opportunity for us to share our plan and hear feedback from the
neighborhood. We will the make modifications to the plan and submit the final application to the Planning
Board in the next few weeks. This is a second meeting to follow up on our presentation at the
Cambridgeport Community Association meeting at the LBJ Apartments on January 28, 2020 at 6:00PM.
There have been a few modifications to the plans based on feedback from that meeting. First we have
created a community meeting room to accommodate the needs of the Marxist Bookstore, and have
assisted, and will continue to assist the Dance Studio to find a solution to its long-term space needs.

If you would prefer to share your thoughts directly, please feel free to call me on my mobile 508-726-5445
and | will be happy to discuss. We are very enthusiastic about the reconstruction of this building and look
forward to making this presentation.

550 Mass Ave is inviting you to a scheduled Zoom meeting:
Time: Jul 28, 2020 04:00 PM Eastern Time (US and Canada)

Join Zoom Meeting https://us02web.zoom.us/|/89597161129
Meeting ID: 895 9716 1129
One tap mobile +16465588656,,89597161129# US (New York)

+13017158592,,89597161129# US (Germantown)
Meeting ID: 895 9716 1129

Sincerely,

C/ngz Sehoren

Cliff Schorer

Central Square Redevelopment
550 Mass Ave

Cambridge, MA

(508)726-5445
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Existing Site Conditions
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544 - 550 MASS AVE

Site Planning and Zoning Context

Site Location

The site location is in the heart of Central Square on the southwestern side of Massachusetts
Avenue between the intersections of Brookline Street and Pearl Street. This fully developed area of
Central Square is one of Cambridge’s densest commercial corridors. There are retail, restaurants,
offices, and apartments along the entire south side of the street. The trend is recent multifamily
residential buildings and additions of upper floors as the economics of development are compelling
for the first time in several decades and can include the historic obsolete upper floors on the
Southwestern Side of Mass Ave. This area benefits from its proximity to a radial network of public
transit routes, including the Central station on the MBTA Red Line and several bus lines. This is
ground zero for urban, public transit travel in Cambridge.
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Site Zoning

The site is located in the Business B (BB) base zoning district and the Central Square
Overlay District. BB allows a wide range of typical neighborhood business uses, such as
convenience stores, pharmacies, and restaurants, as well as office and residential uses. It also
allows institutional uses, such as schools, government buildings, and health care facilities, as well as
hotels and theaters. The BB and the Central Square Overlay district development standards promote
high-density development, with maximum heights up to 80 feet and floor-area ratios (FAR) up to
4.00. BB districts are primarily located in Central Square and Harvard Square, where overlay districts
further modify the base zoning.

In the case of this site, the Central Square Overlay District as codified in Section 20.300 of
the Zoning Ordinance modifies many base zoning provisions. Notably, zoning in Central Square
imposes stricter as-of-right limits on both use and development regulations, while allowing increases
in height and density and a broader range of uses through a Planning Board special permit.
Applicants for a special permit through Section 20.300 are required to follow the Central Square
Standards for Issuance of Special Permits in addition to other relevant criteria.

= = T

Central Square
i Zoning Overlay District

Central Square -
Overlay District
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Uses: History and Proposed
Overview:

Central Square Redevelopment LLC, the owner, and developer of 544-550
Massachusetts Avenue, Cambridge, MA, are pleased to submit this proposal for a Special
Permit to the City of Cambridge Planning Board for its consideration. The project involves
the complete building renovation and an extension around an existing building’s facade and
retailers. The present building, of little character, replaced a historic building on the site in
the early 20th Century when the original building collapsed. The property owned by the
Adelson family for close to a century has long passed dilapidated into utter obsolescence,
without a complete reconstruction. This plan is designed to make the necessary
compromises for an infill lot in Central Square to be improved to the 21st Century while still
honoring the legacy of the building, and some of the historic uses. There is nothing of merit
to preserve, but the presence of the building’s original lower facade, and more importantly
the street level retail, will be a comforting reminder of the original building. This property at
the center of Central Square achieves the stated goals of the Central Square Overlay, and
other planning, strategic, and vision plans for the area, and, most importantly, it is a viable
use. The product of over a year of planning, after a year of environmental remediation to
remove leaking an underground petrochemical tank, to remediate the soils, to close the DEP
files, and to plan a project which will not load-bear in this area due to the disturbed deep
soils, the applicant proposed a 29 unit apartment project, of small scale, and the retention of
the local ground floor retail spaces. As well the applicant, working with the Center for Marxist
Education will create a dynamic library and ADA-compliant community meeting center, so
the group may continue its advocacy and programming. The applicant will also work with the
CME to update and diversify the programming with themes of extreme importance to the
future of Cambridge, the Commonwealth, and the United States, such as Affordable
Housing, Racial Harmony, Universal Health Care, and Income Inequity.

History of 544-550 Mass Ave: According to the HDC, the original circa 1830’s general store
which was located on the site collapsed in 1902 and was replaced by the current structure.
The building was purchased by the Adelson family more 100 years ago, and the family shoe
store remains there to this day, Teddy’s Shoes operated by Stevie Adelson. The other retalil
space has changed use dozens of times over the Century, most recently Shalimar Indian
Restaurant, now Five Spices. At 550 The Center for Marxist Education, opened 46 years
ago as a campaign office for the Communist Party USA Candidate to unseat, unsuccessfully,
Tip O’Neill in the 11th and then 8th Districts. It operates as a Marxist Center and Bookstore
to this day one of the last in the United States.
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Uses: History and Proposed (Cont)

Present View Interior ArcView 2016
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Uses: History and Proposed (Cont)

‘I'he bullding at 544 and 550 suuclm-
reity nmu is to be renovated and
mdekd. x the first of November

beé occupled by Farnsworth & Mo-
Hnuln. of Boston. as o avo and ten eout

"kina ‘T Boston and thelr plana

N m
Edward C. Wheeler, executor of the [| ROV .‘t"’ﬂ“ R h le mg m
esta P, Clark, has nyemo(m may be fit-
,Nul.r-o‘c"l;mﬂug&:;mt: uvonuo” 1‘2 for M but is not deecld

T e whick 1o & thraes “&""‘ 7 Undertaker Judson Litchfield g '

's shoo store, and Professor Joe,
siory “beick Bunding Ceo "43‘-','&',»;-}32 i Bouttintt Will B, toreed to mave 3|

et e A the last of this month. '

cc March 24, 1900 CC August 16, 1902

s EXTENSIVE REPAIRS, SSummsa

W. Flllmore Co, has the contract for
remodeling the lower floor at 6, 646 and
48 Massachusetts avenue. Three lpcn-
ments and one llm store vm the
result of the transformation, 5 and 10
cent store will be established uuro by the
first of November, The store will extend
88 feet back from the street and will be
4 feet wide In front. The ontlu front
of the bullding will be changed material-
li:ad the entrance will be practically in
t ccmor while the hall and stalrway
leading to the story wlll be on
the end at number instead of In the
center, Two large plate glass windows
will take the place ot threo smaller ones
and the store will be modernized In many
ways,

BUILDING PERMITS,

089--Churles Lamb owner, Charles N,
C ell architect, W, Fillmore & Co,
bo W@huﬂtu avenue, ward

“0“
u»-.dhmu Linehan owner and bulld.

L L PO N -snas

CC August 30, 1902 CC Sept. 6, 1902
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Uses: History and Proposed (Cont)
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Uses: History and Proposed (Cont)

“Never in the History of Cambridge
has so much excitement attended

the advent of a new enterprise!!

CC May 9, 1500

NEW FIVE AND TEN CENT STORE.

INTHERION OF

| & MoMULLIN'G STORRE

Never in (e Matary of Camdeiigs has
5 mach encivameng attendsd the pdven

JRIL waRt 40 Ihe paspd
. :‘:‘:a‘::'!h more W m.—- :o..!

THhe saterpeion 0 & good coa and will

Page 10



544 - 550 MASS AVE

Uses: History and Proposed (Cont)

The Apartments: The proposed 29-unit apartment building will consist of smaller
studios of approximately 400 square feet, with built in millwork furniture and optimized for
small scale living. The units will be located on the 2-6th floor. There will be a common roof
deck and equipment located on roof. Although the units will use passive energy plans
efficient HVAC, lighting, and cooking to ensure a very low monthly cost and consumption for
the future residents.

The Retail: Presently located in the building is Teddy’s Shoes that has been in this
location for nearly 100 years, and Five Spices, a new Asian Restaurant, which occupies the
former Shalimar space and the rear out-massing which contains their kitchen. Also in the
building is The Center for Marxist Education which has been located on the second floor for
over 46 years. The upper floors are now vacant. The future plan will include spaces for the
two ground floor retailers and a new community room/library space accessible by elevator to
accommodate the CME, or other programming, and the apartments.

The Architect - Carr, Lynch & Sandell The firm was founded in 1977 as a partnership
between the late Kevin Lynch, noted MIT professor of Urban Studies and Planning, and the
architect/planner/public space designer Stephen Carr. In 1980 it was incorporated Carr,
Lynch Associates. James Sandell joined as a principle in 1987 after nearly 20 years of
collaborative efforts. In 1999 Jean Hermann became a principle after 13 years as an
architect providing technical coordination and guidance for the firm’s built projects. Steven
Carr retired from the firm in 2001. Peter Martin re-joined the firm in 1999 and became a
principle in 2002, providing leadership as an architect/planner/urban designer and exhibit
designer. John Hecker rejoined CLS in 2006 as an associate to build on his specific
experience in the restoration, preservation, and reuse of historic buildings.

Owner and Developer — Central Square Redevelopment LLC, Development
Partnership: Cliff Schorer is the founder and manager of the 501(c)3 Nantucket Homes for
People Inc, which built the first affordable home-ownership opportunities for qualified buyers
on Nantucket Island, among the least affordable housing markets in America. The project is
a successful model of how to harness good planning, and the overheated market forces to
create ownership opportunities protected forever as affordable housing. Mr. Schorer also
turned around The Chester, an affordable housing project on Massachusetts Avenue in
Boston. He brought it back from bankruptcy, through prudent management, and ensured
over 77 units of excellent quality affordable housing for the next 30 years and continuing. Mr.
Schorer has also been involved in a number of historic renovations of buildings by Walter
Gropius and McKim, Mead and White. Jim Gaklis is a builder and developer of fine homes
and developments, and has projects as diverse as historic mill buildings converted to
contemporary use, and new build high craftsmanship homes in communities including the
South End, Charlestown, Nantucket, and the suburbs.
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Design Narrative

544-550 Massachusetts Avenue’s is best positioned to continue the use as retail
shops and has an opportunity to make a more significant contribution to the number of
smaller studio residential units in the Square. The stock of SRO and studio apartments in the
Square area has fallen well below demand, and from an affordability standpoint, these small
units are the best solution to those displaced by the loss of lodging house units and the
student demand that has put increased pressure on larger, multi-oedroom units in the
square. As there are few incentives to create studio units, and even a penalty in terms of the
rents that may be charged on smaller units, very few are being created. There was a 12%
drop in permit applications for small units with the introduction of the reduced 25% income
threshold for Affordable Studios. The projects’ plan retains the existing street level mix of
spaces, and adds building height, and setback to create 29 new studio apartments. The new
upper facade will approximately align with the height of Dance Building next door and with
the front step-back and the setback from the rear of the lot will have minimal shadow impact
on the surrounding area. The retention of the brick facade, restoring it to the original window
lines, and the extension in muted monochromatic finishes will allow the building to
unobtrusively set into its infill location without a disruption of the existing streetscapes. The
design is a compromise, to preserve the parts of the building that support the present retalil
and restaurant uses, and to stay well back from the rear lot line with the height increase to
prevent the creation of a cavern in the rear yard of the houses on Green St. the compromise
is to increase the height and reduce the upper floor massing. The height variance is one of
these compromises to create less impact on the abutters. The street level facade would be
dramatically improved. There is presently a rusted steel beam visible that supports the front
facade of the building, and the brick is in disrepair. This will be full repointed and
encapsulated and there will be an opportunity for less “after-thought” signage on the facade.
The plan will also create a fully ADA compliant building which is not presently the case, and
will create a secure entrance for the residential units. With the adjacent T Station and the
new underground bicycle parking, the project will knit well into the transportation network
and is located in a “Walker’s Paradise” with all of the local food, shopping, educational and
medical services.
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Copy of Community Meeting Presentation

A community meeting was held at the Cambridgeport Community Association meeting at the
LBJ Apartments on January 28, 2020 at 6:00PM, and a second noticed meeting was held via Zoom
on July 28th at 4:00PM. Meetings were properly noticed and abutters were invited along with the
relevant Neighborhood Associations. In light of the feedback received during the first meeting, we
have made a number of changes to the design and programming of the project. These changes are
outlined in Revisions to Plan after Community Meetings 2019 and 2020. We believe we have
responded to all of the objections raised to the plan with modifications to satisfy those constituents.

See Attached PDF - Community Meeting

544-550 Mass Ave

|
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Zoning Criteria and Compliance

Zoning Variance

This project is presently seeking a single Zoning Variance for Dwelling Unit per Lot
Area from the by-right 20 units to 29 units to allow for smaller units. This Variance must be
approved by the BZA based on hardship. The subsurface conditions are a hardship due to
underground soil conditions including extensively remediated, previously petrochemical
contaminated soils, the disturbance of deep soil to fully remediate the site contamination
leading to unsuitable footing material, the lot size and shape, the pre-existing historical
easements that prevent use of a portion of the lot, and small footprint of the building
necessitate the limiting of the individual unit sizes to very small floor-plate sizes. The
application for this relief is presently before the BZA, but the applicant has been advised by
the BZA to continue that meeting until the Planning Board has the opportunity to fully review
the application and then we may return to the BZA with the PB decision and they will
consider the application. This process will allow the Planning Board’s determinations and
directions to take priority over the BZA process.

In all other regards, this project conforms to the applicable Cambridge Zoning
Ordinance requirements for this Business B District within the Central Square Overlay
District.

This Matter is before the Zoning Board of Appeals as:

BZA-017219-2019
CENTRAL SQUARE REDEVELOPMENT LLC
Variance: To build a 29-unit micro-studio apartment building.

Art. 5.000, Sec. 5.33 (Table of Dimensional Requirements) & Art. 10.000,
Sec. 10.30 (Variance)
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Stormwater Management Notes

Under the City Land Disturbance Regulations, although the site is under all other

thresholds, due to the project requiring a Special Permit from the Planning Board, the

Applicant will need to obtain a Stormwater Control Permit from the Department of Public
Works. The permit requirements cover the design standards and long term operation and
maintenance of a management system for the project site, as well as the construction phase
erosion and sedimentation control plans.

The applicant will submit the required Stormwater Control Permit application and
detail for thorough review of the design. This will be completed at the time of Building Permit
submission and Stormwater Control Permit submission.

Additional study data for underground soil conditions at the site are to be included in
the BZA application regarding unique subsurface conditions at the site.

Notes to 2015 Climate Change Vulnerability
Assessment & Storm Watch

The project parcel
has not been identified as
one with increased flood
elevations associated with
future projected design
storm events as
presented in the
November 2015 Climate
Change Vulnerability
Assessment. There are no
known or expected flood
event possibilities in the
area of the property.
Dataset: City of
Cambridge Flood Viewer
2021
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Utility Provision

The site is provided with all necessary utilities and has recently undergone

subsurface construction and the creation of a vault under the sidewalk to provide necessary
sprinkler water supply and new gas lines. This urban Infill Development is consistent with
strategic planning and development plans for Central Square as, “it requires far less new
infrastructure, public or private, to serve the occupants within a fully developed network of
utility services, transit and diverse community resources.”

Built Form Massing

Central Square’s buildings primarily date from the late 19th and early 20th centuries. The
general Mass Avenue fagades are 1-5 story with a number of taller buildings representing periods of
prosperity and dynamism in Central Square. The large number of single story buildings represent
periods when the economic sustainability of the upper stories was uncertain or impossible, and
owners decided to reduce the scale of their own buildings to reduce costs from unproductive upper
floors, or more often, the dilapidated buildings needed to be deconstructed to allow an owner to
generate revenue form the ground floor as public transit made Central Square a destination for great
shopping in the 20th Century. The diversity of styles and materials creates a dynamic streetscape, if
dated, and with the alignment and zero lot line setbacks, a very urban context, creating an inviting
retail mix.

The proposed infill development is completely consistent in its basic form and massing with
the previously established streetscape of Central Square, and generally follows the Central Square
Design Guidelines. The shared firewall design and the zero lot lines, and the height consistent with
the adjacent buildings, including the immediate neighbor, are completely consistent with the
neighborhood. Ground floor retail on a small and local scale with glazed facades and quirky design
are also part of the DNA of the neighborhood. The only novel concept that has been added to the
design guidelines in the recent decades is the step-back of the upper floors to break up the
verticality. This design complies with those ideas, and the “contemporary” views on urban quality of
life as buildings exceed the previous height limitations. In this case it also provides a demarcation
between the old and the new, in a subtle way, that demonstrates the evolution of the urban facade.

With an expectation that in some prosperous future moment for Central Square, when the
opportunity arrises, the Target site will represent a prime opportunity to create additional developed
space consistent with the Envision Plan and future plans for Central Square, and therefore until that
day, the large exposed fagcade facing Mass Ave will be an opportunity for some public art rather than
a wall of windows that will one day be blocked by future development. At present there is an exposed
wall on the Dance Complex building, and the lower wall on 544-550 Mass Ave that have been
magnets for graffiti for decades. This infill vertical wall will provide an opportunity for a signature work
to channel some of that artistic energy.
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Facade Designs and Details
Massachusetts Avenue Facade:

The building’s Massachusetts Avenue fagade, with its brick and keystone design cladding
second to the third floor, punched and vertically grouped windows, and glazed retail ground floor, is
compatible with the prevalent facades of Central Square. The building is approximately 45’ across
which naturally breaks into three 15’ vignettes to reduce scale. This has been the historical
arrangement since the construction of the building circa 1902, after the collapse of the early 19th
Century historic building on this site. The triple bay style windows above and the pedestrian entrance
to access the upper floor offices will be retained. The proportions will also be maintained at street
level, to retain the character of this “expected” old friend. The delineation from old to new will be
broken by the step back on the upper floors and despite the replacement of all window, and
extensive repairs to the fagade, the streetscape will feel improved but familiar.

On the newly added upper floors as the building steps back both over the exit easement and the
residential spaces, the materials have been chosen to minimize the visual impact and conflict with
the historic red brick. A gray palette of smooth and glazed flat materials, in essentially two tones of
gray/taupe and a window scape that echoes the arrangement below will keep the upper floors from
screaming out for attention. An entirely different approach would be taken for ground up construction,
with opportunities for bolder design, but as the existing retailers are to remain, and the effort will be
made to restore the existing facade, this is the solution that fits the practical requirement, and given
the constraints,, although there is no great nostalgic love for this generic building, the HDC favors
this approach. The historic Signage from Teddy’s Shoes will remain at the discretion of the retailer,
as they own these brands and signage.

Visible Side Facade:

The facade facing Mass Ave above the 2nd story will be partially visible from Mass Ave
heading to the river and from the upper stories of the buildings down Mass Ave. This will be a
minimally fenestrated smooth wall and will accommodate a large public art installation. The
development will seek input from community stakeholders and artists on the best utilization of this
space. The ownership is committed to public art, and will pursue this opportunity as the project is
developed.

Green Street Facade:

There will be little to no visibility from the rear of the property as there is solid row of facades
facing Green Street to to rear of the building. Also with the Target Store out-massing and the
backyards of the houses on Green the setback from Green such that the historic townhouse fagades
will completely retain the historic character and appearance of Green Street.
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Side Elevations, Surrounding Future Development

As has been mentioned the opportunity to utilize the Harvard facing facade above the 2nd
story for more elaborate architecture, fenestration, or outdoor spaces or terraces has been ruled out
as in a few decades there may be an increase in height at 564 Mass Ave, a much larger and deeper
site that encloses 544-550 on two sides. The decision therefore has been taken to leave this
elevation as a space for public art until future development on the adjacent site. Conversations were
held between the owners in 2019 to explore the options of a joint project on the upper floors, but as
there are long-term leases in place at 564 and extensive mechanical on the roof of that building,
there was little that could happen economically until a distant future date.
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Green Street Backyards and Shadow Minimization

It has been determined through a simple shadow projection that there will be little to
no impact on the adjacent properties including the row-houses on Green Street which have
small backyards. The entirety of the shadow impact on the three sides of the building other
than the Mass Ave Facade, which is here addressed separately, all shadow will be cast onto
roadway and adjacent roof surfaces. This can easily be demonstrated by the setback on
three sides of the property which is greater than 70 feet or exceeded in height by adjacent
structures. There can therefore definitely be no impacting any residential neighbor. On the
Mass Ave facade, using the step-back and proposed elevation, the shadow cast to the
centerline of Mass Avenue will be extended by approximately 8’ on the Spring and Fall
Equinox at 3:00PM. This shadow will not reach the opposite sidewalk as it does not now,
and will be approximately 8’ shorter than the shadow presently cast by 536 Mass Ave, the
Dance Complex Building, due to the step-backs of the upper floors. In Winter on the
Solstice at 12:00PM, there will be a narrow angled sliver of shadow in the middle of Mass
Ave adjacent to the Dance Complex Shadow, and at 3:00PM, the most extreme shadow
event of the year, the shadow will extend approximately 6 feet further onto the roof of 541
Mass Ave, which it presently reaches and covers approximately 9’. No known Registered
Solar System is affected by the proposed building.

Most Extreme Shadow Impacts During the Year
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Existing Shadow Proposed Shadow Existing Shadow Proposed Shadow
Equinox 3:00 PM Equinox 3:00 PM Solstice 3:00 PM Solstice 3:00 PM
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Sidewalk improvements and Vault

The sidewalk has recently been disturbed by the replacement of an underground vault and

utilities and a temporary sidewalk resurfacing was done by the City of Cambridge. We have been
assured that the final replacement sidewalk will address the uneven surface and non-ADA compliant
slope at the sidewalk. We will coordinate those repairs so there will be no further disturbance of the
work contemplated as part of the sidewalk plan. The plan includes a new interface with the sidewalk
to create a completely ADA compliant entrance to the elevator lobby at 550 Mass Ave and the retail
entrances. As has previously been approved the restaurant ADA entrance may need to remain as at
present, unless grade changes will allow a revised slope to the front entrance of the existing Five
Spices Restaurant.
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Bicycle Parking and Storage

The proposed new building will accommodate 29 residential units and street level
retail and a total of 30 bicycle parking spaces in a one-level, below-grade basement area
created for the purpose which meets specifications for long term bicycle and transient
bicycle storage.

With the adjacent T Station and the new underground bicycle parking, the project will

knit well into the transportation network and is located in a “Walker’s Paradise” with all of the
local food, shopping, educational and medical services.
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Central Square Business Improvement District

The new owners of the building were early supporters of the Central Square BID, and gladly

signed the petitions and agreements. We feel it has done some excellent work, especially during
Covid, to help businesses during this challenging period for retailers and local residents. The
outreach to the homeless is an area we care deeply about as well, and have been pleased with
some of the local initiatives. We will continue to offer our support to the BID team!

Housing Type, Need and Affordability

The project converts 8,000 square feet of obsolete and functionally obsolescent office space:
when completed, there will be approximately 15,000 square feet of newly built apartments. The
design creates (29) 400 +/- square foot studio apartments with built in mill-worked features to allow
for efficient small scale living. The project will create 5 units that are Inclusionary and Affordable, and
these will cost only 25% of the applicant’s income in monthly rent. The remaining units will rent for
the lowest rents among all the new developments in Central Square. As of June 2021, the monthly
median asking rent for market rate Cambridge apartment was $2,250 for a one bedroom unit, $2,750
for a two bedroom unit and $3,500 for a three bedroom unit. Estimated Market Rents at 544-550
Mass Ave will be $1,000 - 1,700 per month, depending on unit size, among the most affordable
options for a small household in the city. The need for smaller units has been exasperated by the
loss of hundreds of SRO'’s, lodging and rooming houses, and the emphasis on family size units to the
exclusion of smaller units. In fact, the “25% of income” rent limitations on studio units has further
reduced the supply of smaller units, disincentivising their creation. Since the introduction of the lower
income limitation for studio apartments and the square footage percentage calculations for
inclusionary rules, developers have dramatically reduced the production of studio and one bedroom
units. As has been demonstrated by every study, there must be a mix of unit sizes in the permitting
pipeline if any progress is to be made on the housing pressure in Cambridge. In the final analysis,
the number of inclusionary units is increase by 5 with this project, the total unit count increased by 9,
and the rent of the market-rate units would be among the least expensive housing in the Square of
any size, in all of the new developments. The desire for affordable studios and one bedrooms has
never been higher, and to further reduce supply, there has been a 12% drop in the creation of
smaller units since the zoning favoring larger units and the inclusionary rent percentage changes.

There is no doubt that allowing these additional twenty nine of smaller housing units will
provide a dramatic social good, and have no demonstrable downside from a housing perspective,
and are perfectly located in the Square which was the historic center of lodging, rooming, and SRO
housing. As every study demonstrates more units, especially rental units, will ease housing pressure,
and not every one of them can be $4,000 - $6,000 per month, multi-bedroom, luxury units, as most
new development is offering.
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Cambridge Zoning Ordinance Special Permit
Criteria Notes to Special Permits Requested

Planning Board Special Permit relief is requested pursuant to Central Square Overlay
District provisions set forth in CZO Section 20.304 as follows (see additional narrative on
additional Special Permits Requested in Section 1 of submittal):

A. Project requires special permit relief pursuant to Sec. 20.304.3.4 to allow for a
total FAR of 4.0 for non-residential and residential uses combined, and meets all of the
requirements of this provision, as further described below.

Note: In order to grant the Special Permit, this Project requires the Planning Board in
accordance with the following sections and to exclude them from floor area calculations:

(i) ground-floor retail spaces equal to or less than 1,500 square feet —
under Sec. 20.304.3.7. Existing Teddy’s Shoes, Ground Floor, 1059
square feet.

(ii) balconies -- exempt under Sec. 20.304.3.5.
(iii) rooftop spaces — exempt under Sec. 20.304.3.6.
(iv) basement areas - exempt for community uses- Article 2.000

NOTES TO GFA & FAR

Three of the special permits that the applicant is seeking pertain to gross floor area (GFA)
and floor-area ratio (FAR) limits, two of which are imposed by the Central Square Overlay District.
The overlay zoning allows an FAR of 4.0 as-of-right for all residential uses in the Business B base
zoning district, but requires a special permit under Section 20.304.3 to allow a total FAR of 4.0 for
non-residential and residential uses combined (not including the additional 30% GFA allowed for
Inclusionary Housing projects, which would increase the total maximum FAR to 5.2). The applicant is
also seeking a special permit to exempt the basement GFA from the total GFA calculation for the
project when determining zoning limitations. For a full and accurate calculation of FAR and GFA see
FAR Calculations Worksheet.
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Cambridge Zoning Ordinance Special Permit
Criteria Notes to Special Permits Requested (Cont.)

B. The project requires special permit relief pursuant to Sec. 20.304.2.2.a to
increase the height of the building to 69°6”.

NOTES TO BUILDING HEIGHT

The applicant is requesting a special permit to increase the building height under Section
20.304.2(2)(a). The Central Square Overlay District zoning imposes an as-of-right height limit of 55
feet in this area, while allowing increases of up to 80 feet (in BB) or 120 feet (in Residence C-3),
provided that the portions of the building above 60 feet in height are set back from the street line by
at least 10 feet and are designed to meet a 45° bulk control plane (which can be modified by the
Planning Board). The rationale behind this strategy is that it gives the Planning Board the ability to
review new buildings of significant height that might not otherwise be required to receive a special
permit. It is also important to note that residential uses in Business B must follow the dimensional
requirements and other restrictions for residential uses in the Residence C-3 district per Section
5.28.1(c) of the Zoning Ordinance.

In this case, the proposed building height, 69.5 feet, is under the maximum height limit. The
proposed plans show that the building is also in conformance with the other standards

C. Project requires special permit waiver of yard setbacks and open-space requirements
under Section 20.304.4:

NOTES TO YARD SETBACK AND OPEN SPACE

The applicant is seeking two special permits under Section 20.304.4, one to waive the yard
setback requirement and the other to waive the private open space requirement. Although the
Business B district does not require any yard setbacks or private open space for non-residential
uses, residential uses in Business B must follow the dimensional requirements and other restrictions
for residential uses in the Residence C-3 district. The existing building does not have any setbacks
since it extends to the lot line on the Massachusetts Avenue frontage, and shares a party wall with
buildings on its other three elevations. As the application states, this is characteristic of other
buildings on the block and in Central Square generally.

The proposed building will include balconies and roof deck. Not all of these spaces qualify as Private
Open Space under Article 2.000 and Section 5.22 of the Zoning Ordinance. As a result, the applicant
is seeking a special permit to waive the private open space requirement for residential uses in the
Residence C-3 district. In granting this special permit, the Planning Board must determine that the
Central Square Overlay District urban design objectives are met.
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Cambridge Zoning Ordinance Special Permit
Criteria Notes to Special Permits Requested (Cont.)

D. Project requires special permit waiver of parking and loading requirements
pursuant to Sec. 20.304.6.3. With no on-site parking, the project will seek special permit
waivers based on:

(i) exemption for parking and loading for uses proposed within the existing
building (constructed prior to 1940), and the total development authorized
on the site is reduced to ninety (90) percent of the maximum permitted on
the lot.

NOTES TO OFF-STREET PARKING AND LOADING

The applicant is seeking a waiver of parking and loading requirements under Section
20.304.6(3)(b) since there is no opportunity to provide parking or loading. Uses in existing buildings
are not required to provide any new parking, but for new buildings the Planning Board may waive the
parking and loading requirements set forth in Section 6.36 by special permit. A per-parking-space
payment to a Central Square Improvement Fund is required unless the total GFA of a new
development is no greater than 90% of the maximum development allowed on the lot. In granting a
special permit, the Planning Board must find that the lot, especially one over 10,000 square feet, is
small enough to encourage a diverse development pattern, and that the building design will be more
in conformance with the Central Square Development Guidelines and therefore be more appropriate
to the neighborhood fabric. As this lot is under 5,000 square feet, has never had parking, nor access
to a roadway for vehicular parking, and will be under the 90% threshold, the applicant meets the
requirements of the Special Permit. The proposed use will reduce the actual traffic in the area from
the existing uses, will create small units near transportation hubs, and will intentionally discourage
vehicle ownership by residents through incentives to use public transportation and bicycles. As the
project is creating additional inclusionary units, providing new bicycle parking, and providing a net
reduction in traffic to the site, the applicant seeks to waive any discretionary fees to create or
encourage off-site parking.

Please see the separate information in the Traffic Study for additional comments on the
parking proposal.

Bicycle Parking
The applicant will provide 30 long-term bicycle parking spaces on-site. Pursuant to Section
6.104.2(b) of the Zoning Ordinance, the applicant will provide a payment to the City in lieu of

providing the required short-term bicycle parking spaces on-site, or will install short-term bicycle
parking in front of the building, at the City’s direction.

Page 25



544 - 550 MASS AVE

Compliance with Citywide Urban Design Objectives

19.30 Citywide Urban Design Objectives

New projects should be
responsive to the existing or
anticipated pattern of
development.

Transition to lower-scale neighborhoods

+ Consistency with established streetscape

+ Compatibility with adjacent uses

- Consistent with historic con

Development should be
pedestrian and bicycle-friendly,
with a positive relationship to its
surroundings.

* Active ground floor spaces

+ Discouraged ground-floor parking

+ Ground floor 50% plus transparent

* Provide safe pedestrian pathways

+ Safe and convenient bicycle and pedestrian
access

The building and site design
should mitigate adverse
environmental impacts of a

+ Location/impact of mechanical equipment

+ Location/impact of loading and trash handling

development upon its neighbors.

+ Stormwater management

« Shadow impacts

* Hiding trash storage

* Building scale and wall treatment

+ Outdoor lighting

* Attractive streetscape, plantings where possible
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Central Square Action Plan and Development
Guidelines, 1987 - Summary of Relevant Design
Principles and Guidelines

This Building is listed as #33 in Maintain a strong retail frontage

the chart of potential development | encourage Residential and Mixed Uses
sites in “Central Square to MIT”,
underutilized with an FAR of 2.0

Improve streetscape and walkability

Retain most important historic buildings

Encourage ground level retail on | Focus on Mass Ave for Retail
Mass Ave and discourage Improved walkability
surrounding retail to limit
complaints from neighborhood

Reduce Noise in the Neighborhood

MBTA Enhancements

Complimentary business signage

Encourage Mixed income Meets 85’ maximum recommendation
development with incentives, FAR 4.0 plus inclusionary incentives
Raise building heights to 85’ and

FAR to 4.0 in this area. Raise unit
count per lot area. Reduces parking needs, especially transient

Increased unit count per lot area

Meets all limits suggested by plan

Plan outlines became de facto Zoning

Meets all goals and objectives
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Envision Cambridge 2019 - Summary of Relevant
Design Principles and Guidelines

The Envision Cambridge (2019) comprehensive plan established city-wide planning
goals and recommendations, designating this area as one of several “Squares and Major
Mixed-Use Corridors. In these areas the plan asserts that, “Any redevelopment should affirm
the squares and corridors as the mixed-use centers of civic life, accommodating greater
densities than the surrounding neighborhoods to strengthen the mix of uses and incentivize
sustainable transportation choices such as walking, bicycling, and public transit. In addition,
new development along the corridors can support Cambridge’s independent retail
businesses.” The plan specifically calls for housing above ground floor retail, affordable
housing, and greater densities to achieve these goals. It recognizes the need to restore
older buildings and for changes or use, mixes use, and creative redevelopment to be part of
the future of these districts.

Envision provides graphics and states that the scale of development in the Squares
should reference and compliment the scale of existing buildings.

This project meets all the stated design objectives in the plan and further significantly
reduces the per capita greenhouse gas impacts and environmental goals of the plan through
smaller units per person, efficient design, environmental remediation of existing
contaminated site and knits perfectly into the fiber of Cambridge’s celebrated Squares and
Major Mixed Use Corridors, of which Central Square is and should remain the transportation
hub and the actual Heart of the City.

&1L
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Special Permit for Increase in Building Height and
FAR in Central Square Overlay District

20.304.2 Building Height Limitations. The maximum height of buildings in the Central Square
Overlay District shall be governed by the requirements of this Section 20.304.2; however, at
locations where the base zoning district establishes a more restrictive height limitation, the
more restrictive shall apply.

1. As of Right Height Limitations. The maximum height of any building shall be fifty-
five (55) feet except as further limited below:

(a) Where the lot abuts Bishop Allen Drive or Prospect Street between Bishop
Allen Drive and Harvard Street, any portion of the building above forty-five (45)
feet shall be set back behind a forty-five degree (45°) bulk control plane
beginning at an elevation of forty-five (45) feet above the front lot lines on
Bishop Allen Drive and/or Prospect Street and rising over one or more lots

at a forty-five degree (45°) angle.

(b) Where the Residence C-2A district serves as the base district, the
maximum height shall be forty-five feet. No additional height shall be permitted
in this district notwithstanding any provision in Paragraph 2 below.

2. Special Permit for Additional Height. Additional height may be permitted as follows:

(a) The maximum allowable height in the Central Square Overlay District may
be increased up to eighty (80) feet upon issuance of a Special Permit by the
Planning Board provided that those portions in excess of sixty (60) feet are set
back from the street line at least ten (10) feet and that those portions are also
set back from one or more forty-five degree (45°) bulk control planes beginning
sixty (60) feet above any streetline in the district and rising over one or more
lots at a forty-five degree (45°) angle.

(b) Where the lot abuts Bishop Allen Drive, or Prospect Street where the lot
lies in a Business A District, and where the lot lies within a Business A District,
any portion of the building above forty-five (45) feet shall be set back behind a
forty- five degree (45°) bulk control plane beginning at an elevation of forty-five
(45) feet above (1) the front lot lines on Bishop Allen Drive and/or Prospect
Street and (2) any residential zoning district line abutting the Business A
District, and rising over one or more lots at a forty-five degree (45°) angle.

3. The bulk control plane restrictions of Paragraphs 1 and 2 above may be waived by
the Planning Board upon issuance of a Special Permit.
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Special Permit for Waiver of Setback and Open
Space Requirements in Central Square Overlay

District
20.304.4 Waiver of Setback and Open Space Requirements.

1. Yard Setbacks. Upon issuance of a special permit from the Planning Board the yard
requirements of a base zoning district may be waived except where such yard abuts a
lot, but not a public way, outside the Overlay District. However, in waiving or reducing
a front yard setback, the Planning Board shall take into account the width of the
adjacent public sidewalk and may limit the reduction of the setback in order to provide
additional sidewalk width within the front yard setback where appropriate, taking into
account applicable City standards and expected pedestrian traffic on the street.

2. Private Open Space. Open Space shall be provided as required in the Base Zoning
District, however the Planning Board may allow, by Special Permit, the reduction of
required Open Space, and permit such Open Space to be located at levels other than
at grade if the applicant can demonstrate that the urban design objectives as set forth
in the Central Square Overlay District can be met.
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Special Permit for Waiver of Parking & Loading
Requirements in Central Square Overlay District

20.304.6 Parking and Loading Requirements. The provisions set forth in Article 6.000 shall
apply except as modified by the provisions set below.

1. Maximum Parking. Where any of the following listed uses are established in the
Central Square Overlay District as of August 1, 2016, the accessory off-street parking
for such uses shall be limited by the maximum rates set forth below. For uses not
listed below, any maximum rate set forth in Article 6.000 shall apply. Exceeding the
maximum allowed parking shall require a waiver of maximum parking under the
general provisions of Article 6.000.

(a) Residential Uses (6.36.1), excluding Hotel and Motel (i-2 and i-3): 0.75 space per
dwelling unit

(b) Hotel or Motel Uses (6.36.1 i-2 or i-3): 0.25 space per sleeping room

(c) Office Uses (6.36.4), excluding Technical Office (f): 0.90 space per 1,000 square
feet

(d) Technical Office Uses (6.36.4 f): 0.80 space per 1,000 square feet

(e) Retail and Consumer Service Establishments (6.36.5): 0.50 space per 1,000
square feet

2. Minimum Parking and Loading. The minimum parking and loading requirements as
specified in Section 6.36 Schedule of Parking and Loading Requirements shall apply
except as set forth below:

(a) For Residential Uses (6.36.1), excluding Hotel and Motel (i-2 and i-3), the
minimum required parking ratio shall be 0.50 space per dwelling unit.

(b) Where the minimum number of parking spaces derived from the requirements of
Article 6.000 is greater than the maximum number of parking spaces derived from
Paragraph 1 above, the minimum required number of parking spaces shall be reduced
to the greatest number that conforms to the maximum requirements derived from
Paragraph 1 above.

3. Waiver of Parking and Loading Requirements. Uses in the Central Square Overlay
District which meet the following requirements shall be exempt from the parking and
loading requirements as specified in Section 6.36 - Schedule of Parking and Loading
Requirements and the minimum requirements set forth in Paragraph 2 above. (a) The
use is contained within a structure or portion of a structure in existence on or before
June 1, 1940 or if constructed later is identified as a National Register or contributing
building; or
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Special Permit for Waiver of Parking & Loading
Requirements in Central Square Overlay District

(cont.)

(b) The use is contained in a new structure or new addition to a structure identified in (1.)
above, after the issuance of a special permit by the Planning Board provided:

(i)

(i)

The total development authorized on the site is reduced to ninety (90) percent of

the maximum permitted on the lot; or a cash contribution is made to the Central
Square Improvement Fund to be established by the City of Cambridge in an amount
equal to fifty (50) percent of the cost of construction of the parking spaces not
provided, said contribution to be used by the City of Cambridge for one or more of the
following improvements in the Central Square Overlay District:

(1) Provision of public parking, preferably for short term users;

(2) Programming, events, and infrastructure that contribute to the Cultural District
established in Central Square;

(3) Improvements to public parks, or restoration of historic structures, monuments and
other features owned by the City of Cambridge or other public agency or a nonprofit
organization;

(4) Improvements to public pedestrian and bicycle facilities such as sidewalks,
crosswalks, dedicated cycling paths and bicycle parking.

The Central Square Advisory Committee shall receive and make comments on any
proposal for the expenditure of such cash contributions. The funds shall not be used
for ordinary maintenance activities normally undertaken by the City of Cambridge. The
value of the cash contribution shall be determined by the Community Development
Department assuming equivalent structured parking spaces and using generally
accepted cost estimation methods customarily used by architects and engineers or
using actual construction costs for comparable contemporary parking construction in
Cambridge.

The subject lot is sufficiently small in size as to contribute to a development pattern of
diverse, small scale, new structures and the retention of existing structures (for lots
exceeding 10,000 square feet a specific finding shall be made that this objective has
been met).

The Planning Board shall specifically find that an exemption from parking and loading
requirements will result in a building design that is more appropriate to its location and
the fabric of its neighborhood and that it is in conformance with the objectives and
criteria contained in Central Square Development Guidelines.
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Special Permit for Waiver of Parking & Loading

Requirements in Central Square Overlay District
(cont.)

(iv)  No National Register or contributing building is demolished or so altered as to
terminate or preclude its designation as a National Register or contributing building;
and

(v)  No National Register or contributing building has been demolished or altered so as to
terminate or preclude its designation within the five (5) years preceding the
application.

6.35.1 Reduction of Required Parking. Any minimum required amount of parking may be reduced
only upon issuance of a special permit from the Board of Zoning Appeals. A special permit
shall be granted only if the Board determines and cites evidence in its decision that the lesser
amount of parking will not cause excessive congestion, endanger public safety, substantially
reduce parking availability for other uses or otherwise adversely impact the neighborhood, or
that such lesser amount of parking will provide positive environmental or other benefits to the
users of the lot and the neighborhood, including specifically, among other benefits, assisting
in the provision of affordable housing units. In making such a determination the Board shall
also consider whether or not less off street parking is reasonable in light of the following:

(1) The availability of surplus off street parking in the vicinity of the use being served and/or
the proximity of an MBTA transit station.

(2) The availability of public or commercial parking facilities in the vicinity of the use being
served provided the requirements of Section 6.23 are satisfied.

(3) Shared use of off street parking spaces serving other uses having peak user demands at
different times, provided that no more than seventy-five (75) percent of the lesser minimum
parking requirements for each use shall be satisfied with such shared spaces and that the
requirements of Subsection 6.23 are satisfied.

(4) Age or other occupancy restrictions which are likely to result in a lower level of auto
usage; and

(5) Impact of the parking requirement on the physical environment of the affected lot or the
adjacent lots including reduction in green space, destruction of significant existing trees and
other vegetation, destruction of existing dwelling units, significant negative impact on the
historic resources on the lot, impairment of the urban design objectives of the city as set forth
in Section 19.30 of the Zoning Ordinance, or loss of pedestrian amenities along public ways.

(6) The provision of required parking for developments containing affordable housing units,
and especially for developments employing the increased FAR and Dwelling unit density
provisions of Section 11.200, will increase the cost of the development, will require variance
relief from other zoning requirements applicable to the development because of limitations of
space on the lot, or will significantly diminish the environmental quality for all residents of the
development.
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Special Permit for Exemption of Basement Area in

the Calculation of Gross Floor Area

2.000 DEFINITIONS:
Floor Area Gross
Gross Floor Area shall not include:
(15)  Any basement or cellar living space in any single-family or two-family home.
(16) Any basement or cellar living space in any other type of structure with the
issuance of a special permit. In granting such a special permit, the permit granting
authority may approved the exemption of any portion of Gross Floor Area (GFA)
located in a basement or cellar from the calculation of GFA, provided the permit

granting authority finds that the uses occupying such exempted GFA support the
character of the neighborhood or district in which the applicable lot is located.
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Project Review Special Permit — Traffic Impact Findings

19.25.1 Traffic Impact Findings. Where a Traffic Study is required as set forth in Section 19.24
(3) above the Planning Board shall grant the special permit only if it finds that the project will
have no substantial adverse impact on city traffic within the study area as analyzed in the
Traffic Study. Substantial adverse impact on city traffic shall be measured by reference to the
traffic impact indicators set forth in Section 19.25.11 below.

In areas where the Planning Board determines that area-specific traffic guidelines have been
established in the Ordinance, the Board recognizes written agreements between project
proponents and the City dealing with transportation mitigation strategies.

19.25.11 Traffic Impact Indicators. In determining whether a proposal has substantial adverse
impacts on city traffic the Planning Board shall apply the following indicators. When one or
more of the indicators is exceeded, it will be indicative of potentially substantial adverse
impact on city traffic. In making its findings, however, the Planning Board shall consider the
mitigation efforts proposed, their anticipated effectiveness, and other supplemental
information that identifies circumstances or actions that will result in a reduction in adverse
traffic impacts. Such efforts and actions may include, but are not limited to, transportation
demand management plans; roadway, bicycle and pedestrian facilities improvements;
measures to reduce traffic on residential streets; and measures undertaken to improve safety
for pedestrians and vehicles, particularly at intersections identified in the Traffic Study as
having a history of high crash rates.

The indicators are: (1) Project vehicle trip generation weekdays and weekends for a twenty-
four hour period and A. M. and P.M. peak vehicle trips generated; (2) Change in level of
service at identified signalized intersections; (3) Increased volume of trips on residential
streets; (4) Increase of length of vehicle queues at identified signalized intersections; and (5)
Lack of sufficient pedestrian and bicycle facilities. The precise numerical values that will be
deemed to indicate potentially substantial adverse impact for each of these indicators shall be
adopted from time to time by the Planning Board in consultation with the TPTD, published
and made available to all applicants.
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Project Compliance Special Permit — Urban Design

19.25.2

Findings

Urban Design Findings. The Planning Board shall grant the special permit only if it
finds that the project is consistent with the urban design objectives of the city as set
forth in Section 19.30. In making that determination the Board may be guided by or
make reference to urban design guidelines or planning reports that may have been
developed for specific areas of the city and shall apply the standards herein contained
in a reasonable manner to nonprofit religious and educational organizations in light of
the special circumstances applicable to nonprofit religious and educational activities.

19.30 Citywide Urban Design Objectives

The following urban design objectives are intended to provide guidance to property
owners and the general public as to the city’s policies with regard to the form and
character desirable for new development in the city. It is understood that application of
these principles can vary with the context of specific building proposals in ways that,
nevertheless, fully respect the policies’ intent. It is intended that proponents of
projects, and city staff, the Planning Board and the general public, where public review
or approval is required, should be open to creative variations from the detailed
provisions presented in this Section as long as the core values expressed are being
served. A project need not meet all the objectives of this Section 19.30 where this
Section serves as the basis for issuance of a special permit. Rather the permit
granting authority shall find that on balance the objectives of the city are being served.
Nor shall a project subject to special permit review be required to conform to the
Required Building and Site Plan Requirements set forth in Section 19.50.

Further indicators of conformance with these policy objectives shall be found in
planning documents and plans developed for specific areas of the city or the city as a
whole, to the extent that they are not inconsistent with the objectives set forth in this
Section 19.30. These documents include the Harvard Square Development
Guidelines, the Central Square Action Plan, the Central Square Development
Guidelines, the North Massachusetts Avenue Urban Design Guidelines Handbook, the
University Park at MIT Urban Design Guidelines, the North Point Policy Plan and
Design Guidelines, the Cambridge Institutional Growth Management Plan, the East
Cambridge Riverfront Plan, the Eastern Cambridge Plan, the Eastern Cambridge
Design Guidelines, the Alewife Revitalization, Alewife Urban Design Study Phase I
and its Draft update of 1991, and Toward a Sustainable Future: Cambridge Growth
Policy Document.
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General Criteria for Issuance of a Special Permit

COMPLIANCE - GENERAL SPECIAL PERMIT CRITERIA (SEC. 10.43)
Granting of the Planning Board special permit for the project at 544-550 Massachusetts
Avenue will not be to the detriment of the public interest for the reasons described here:

(a) The requirements of the Ordinance can and will be met. This project conforms with the
Ordinance requirements in all respects except as to those elements that are eligible for special
permit relief or are subject to a requirement for a BZA variance as Dwelling Unit per Lot Area,
described above, the latter to be decided by the Cambridge BZA at the conclusion of the Special
Permit process.

(b) Traffic generated or patterns of access or egress will not cause congestion, hazard, or
substantial change in established neighborhood character. This project, located one block from the
MBTA Central Square train station and bus stops, will in fact reduce traffic or changes to access or
egress the site. Further, the renovation of the existing building will result the replacement of a
dilapidated building in a prominent location in Central Square and bring it up to the standards of the
surrounding buildings while retaining the local character of the building and the neighborhood.

(c) The project will not adversely effect the neighbors or neighborhood and will bring a small
number of residents to this block to help sustain the retailers and foodservice in the immediate
neighborhood without creating additional vehicular traffic.

(d) There will be no nuisance nor hazard created to the detriment of the health, safety and/or
welfare of the occupant of the proposed use or the citizens of the City. For reasons already
described, the project will not be cause for nuisance or hazard detrimental to the neighborhood or the
community.

(e) The proposed use will not impair the integrity of the district or adjoining district, or
otherwise derogate from the intent and purpose of this Ordinance. The project will create improved
ground-floor retail opportunities within the existing building, improved, extremely desirable and rare
small apartments, including 5 new inclusionary units within the district. Such uses will be a benefit to
the Central Square business district and the residents and visitors to the City of Cambridge. The
project achieves a number of the stated goals of the Central Square Overlay District, and given the
complexity and cost of renovating a building around existing retailers and in a tight urban infill
location with previous sub-surface petrochemical contamination, the compromises here are
thoughtful, creative and are otherwise impossible without this relief.

(f) The new and renovation building construction is also consistent with the Urban Design

Objectives set forth in Section 19.30, as well as consistent with the Central Square Development
Guidelines published by the Development Department in 2013.
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COMPLIANCE - CENTRAL SQUARE OVERLAY (SEC. 20.305(1) — (5)

The Project meets the following standards for issuance of special permits being sought
pursuant to the Central Square Overlay District set forth in Sec. 20.305(1) through (5):

The proposed development is consistent with the goals and objectives of the Central Square
Action Plan:

“Encourage responsible and orderly development”: This Project will constitute a
responsible development consistent with long-terms goals of the Central Square community.

“Strengthen the retail base to more completely serve the needs of the neighborhoods”:
The entire building will be ADA compliant and attractive and inviting. This will help the retailers to
attract larger and more diverse clientele.

“Preserve the Square's cultural diversity”: Our building has always been culturally diverse
and with the addition of a residential, and significantly more affordable housing component that
continue.

“Create active people-oriented spaces”: In addition to the residential unit, this project
creates a new community space with library for the CME and other community groups to host
meetings and discussions. The building will continue, as it has been for 40 years, a place for
dynamic and challenging ideas.

“Improve the physical, and visual environment”: The project will renovate a dilapidated
and obsolete building to provide useful ADA compliant spaces. The addition of an elevator will
remove the present barriers and 544-550 Mass Ave will be ready and beautified for its next century.

. “Provide retail establishments that serve people of diverse economic and

social groups who live in the surrounding neighborhoods”: The building has always served
small retailers and restaurateurs who serve the diverse local communities, and with this improvement
it will also be ADA compliant to enhance the tradition, and renovated to provide more accommodating
spaces.

“Encourage the development of new mixed income housing”: This project will create 29
new residential units, 5 inclusionary units, which rent at 25% of the applicant’s income, the least
expensive option. This project will make a significant contribution of smaller units, so rare, yet
desperately needed in the Square now that abundant affordable housing has been absent for
decades.

“Promote compatible retail adjacent to residential uses”: The Project will renovate the
ground floor retail near residential uses in Central Square.
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COMPLIANCE WITH CRITERIA SPECIFIC TO
SPECIAL PERMIT BEING SOUGHT

The Project complies in all respects with the specific criteria to the special permits being
sought from the Planning Board, including as follows:

1. Special Permit for Additional FAR for Residential Uses Pursuant to Sec. 20.304.3.4:
“Upon issuance of a special permit, the Planning Board may increase the allowed FAR on any lot or
portion of a lot located within the Business B (BB) portion of the Central Square Overlay District to a
total FAR of 4.00 for all nonresidential and residential uses combined, notwithstanding the Rules for
Calculation of Permitted Gross Floor Area on a Lot as set forth in Section 5.30.12, provided that the
maximum FAR permitted for nonresidential uses on a lot shall not exceed the limitation on non-
residential FAR applicable in the base zoning district and that the proposed FAR of all non-residential
uses on the lot shall not exceed the proposed FAR of all residential uses on the lot.” The project FAR
calculations meet the above requirements. Please see attached worksheet from Carr, Lynch &
Sandell and Dimensional Sheet.

2. Special Permit for Additional Height of 80 feet Pursuant to Sec. 20.304.2.2.a: “The
maximum allowable height in the Central Square Overlay District may be increased up to eighty (80)
feet upon issuance of a Special Permit by the Planning Board provided that those portions in excess
of sixty (60) feet are set back from the street line at least ten (10) feet and that those portions are
also set back from one or more forty-five degree (45°) bulk control planes beginning sixty (60) feet
above any streetline in the district and rising over one or more lots at a forty-five degree (45°) angle.”
The project plans show that the building meets the requirements and conditions, including 69’6” feet
height, 10 feet setback (above 60 feet), and the bulk control planes described above.

3. Special Permit for Waiver of Yard Setbacks and Open-Space Requirements Pursuant
to Section 20.304.4: “Although the Business B district does not require any yard setbacks or private
open space for non-residential uses, residential uses in Business B must follow the dimensional
requirements and other restrictions for residential uses in the Residence C-3 district.” In granting this
special permit, the Planning Board must determine that the Central Square Overlay District urban
design objectives are met under Article 2.000 and Section 5.22 of the Zoning Ordinance. As the
application states, this is characteristic of other buildings on the block and in Central Square
generally and meets the goals of the ordinances.
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COMPLIANCE WITH CRITERIA SPECIFIC TO
SPECIAL PERMIT BEING SOUGHT
(Cont.)

4. Special Permit for Waiver of Parking and Loading Requirements Pursuant to Sec.
20.304.6.3: “Uses contained within the existing structure in existence before 1940 shall be exempt
from parking and loading requirements of Section 6.36 of the Ordinance.” With respect to uses in the
new addition to be constructed, special permit requirements and criteria, as follows, are or will be
met by this project:

(a) “The subject lot is sufficiently small in size as to contribute to a development
pattern of diverse, small scale, new structures and the retention of existing
structures”. The lot size of 4,391 is below half of the 10,000 threshold, and the
existing, historic structure covers all of the buildable lot. The only land available is
an easement 5’ wide whose soils may not be structural due to prior
environmental remediation.

(b) “The Planning Board shall specifically find that an exemption from parking
and loading requirements will result in a building design that is more appropriate
to its location and the fabric of its neighborhood and that it is in conformance with
the objectives and criteria contained in Central Square Development Guidelines”;
This project meets the requirement for an exemption as a requirement for onsite
parking or loading facilities is inappropriate to this location and the fabric of this
block of Mass Ave which has no curb cuts, nor onsite visible parking. It would
also render this project unfeasible, due to the existing building and limited land
on which to construct the foundation to the new addition.

(c) “No National Register or contributing building is demolished or so altered as
to terminate or preclude its designation as a National Register or contributing
building”; The existing building is not on the National Registry, is not eligible for
membership, nor does it represent an important historical asset for the Square.
The esthetic improvements contemplated by this Permit will improve the
contribution of the building to the streetscapes and the utility of the building for
the local area.

(d) “No National Register or contributing building has been demolished or altered
so as to terminate or preclude its designation within the five (5) years preceding
the application.” No building has been demolished on this site since 1906.

In conclusion, the project fully meets the specific special permit criteria set forth
in Sec.20.305
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Revisions to Plan after Community Meetings

During both community meetings and the Central Square Advisory Committee Meetings
where this plan was discussed in 2019 and early 2020, there was robust opposition to the change in
use to residential by one existing tenant. There were a number of supporters who came to the
meetings mostly from the local dance and arts community to add voice to the opposition. For the 4-
years prior to the application there was a dance studio which was available for hourly rental on the
top floor of the building called Studio-550. The studio hosted 300 people per week for dance
instructions and presentations and it was a dynamic and exciting use. The Central Square Dance
Community is strong and has deep roots. The adjacent Dance Center and the Green Street Studios,
along with Teddy’s Shoes, in our building, which has historically served the local dancers with
Capezios and tap shoes, made Central Square the “Center for Dance”. Although the studio was a
temporary use on a tenant-at-will basis in the building, the tenant was aware from the outset that the
use was going to change in the future, and the space was distinctly unsuitable for a long-term,
sustainable dance operation, it was what was needed by the art’s community at the time, very cheap
space. The message was received loud and clear and over the next 9 months, we worked with
Studio-550 to relocate to a new facility. Although Covid has delayed the Studio’s reopening, we are
pleased we were able to offer a long period of free rent while they relocated and we look forward to
their reopening in a new ADA compliant location. As a result of this concession and assistance, all
parties are very pleased with the outcome.

Another issue that was raised is the future of The Center for Marxist Education, which has
also been an occupant in the building for decades. The former owner of the building supported the
Center for political reasons by giving them space for a near zero rent. Although the present rent is
now $400.00 per month which is completely unsustainable for the building, the proposed plan
includes a further concession and compromise with the Center. The developer has agreed to create
a community room and library space that may be used by the CME providing that the programming
includes meetings and discussions of topics that are important to both the CME and the applicant,
these include: Affordable Housing, First-time Home Ownership, Health Care and Democratic Action
to Effect Positive Change.

From a number of local housing advocates, there was positive feedback on the provision of
more, smaller residential rentals in the context of the center of the Square in close proximity to the T,
and to actively discourage automobile ownership by residents to the maximum legal extent:
Summary of Changes:

Assist Studio 550 with Relocation and hold application until resolved - Complete January 1, 2021

Create new Community Space and Library for CME, new public space and restroom - Adopted 2021
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Sustainability, Green Building Requirements,
Sustainability Narrative and Implementation

Green Building Project: Although this project does not meet the requirements to be
determined a “Green Building Project” in that, “Any new construction, or any substantial
rehabilitation of an existing building for an existing or new use, that totals 25,000 square feet
of Gross Floor Area or more and that (1) requires the issuance of a special permit by the
Planning Board under any provision of this Zoning Ordinance (including but not limited to
special permits required in Article 13.000 — Planned Unit Development Districts, Section
19.20 — Project Review Special Permit, and Section 5.28.2 — Conversion of Non-Residential
Structures to Residential Use) or (2) is subject to the provisions of Section 19.50 — Building
and Site Plan Requirements, shall be considered a Green Building Project subject to the
requirements of Sections 22.20 through 22.25.”, the applicant is committed to best practices
in this area. The dilapidated and obsolete existing building at the site is the very opposite of
a Green Building. With an ancient Oil burner, no insulation, single pane and leaky glazing,
lack of door closers and airlocks, no under roof insulation, and a wide open vault to the
under-sidewalk areas, the energy efficiency and program ratings of the building will be
dramatically improved by this application.

At a minimum the applicant is committed to the EnergyStar MultiFamily New
Construction Standards for all the areas that will be “new build” and will up-fit and retrofit all
existing areas to the highest energy standards that can be achieved through the
renovations. In addition the new build areas will work with an engineer to achieve the LEED
Gold certification, Mass Stretch Energy Code, and IECC 2015. Improvements to be made
include:

& Water Efficiency: Ultra efficiency faucets, toilets, showers and appliances that meet or exceed
EnergyStar Certification.

No outdoor water usage.

Energy and Atmosphere: Higher density, reduced consumption per capita and 25% better than
ASHRAE 90.1.2010 through small ultra efficient condensing boilers, and heat pumps.

Efficient Hot Water systems. On-demand or combi boilers at 97% efficiency or greater
Reduced Construction waste and Green Materials

Efficient Zoning and computer controls of HVAC to reduce consumption

High U and R Values for all windows and insulation

100% LED lighting interior and exterior

L 2R 4

L 2K 2R R R 2

Tracking and rating information will be reviewed for rating and submitted with Building Permit
application.
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Transportation Impact Study

Executive Summary:

Although the project does not meet the threshold for a Traffic Study, and one is
NOT required as set forth in Section 19.24(3), the applicant has undertaken a review of
pre-Covid traffic studies in the immediate area and presents that data here in the attached
Transportation Impact Review.

Summary of Findings of Transportation Impact Review: The proposed changes of
use will, in fact, significantly reduce vehicular traffic to and from the site within the study
area. This is due primarily to the relocation of a Dance Studio which attracted approximately
300 visitors per week from a broad geographic area for 1-2 hour classes at all times of day,
7-days per week, the relocation of a tailor and cleaning shop which attracted 6-10 customers
with vehicles and delivery trucks per day with vehicular pickups and deliveries, the
organization of community meetings in off-peak hours, and the change of use from upper
floor commercial (with up to 6 workers per floor) to residential (5 or 6 residents per floor).
The proposed changes of use will also change the pattern of traffic and reduce the peak
hour, short-term vehicular traffic.

Applicant will also strive to further reduce vehicular traffic to and from the
building, and the environmental impact of the use of private vehicles, though the
offering of a discounted MBTA Perq Pass to all residents, video monitored bicycle
storage and security, MetroBike memberships, and pro-active discouragement of
vehicular ownership by tenants without demonstrated ownership or rental of off-
street parking offsite as part of the leasing process.

Please see attached: Traffic Impact Review and Summary, January, 2020 (based on pre-Covid
traffic data)
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Appendices and Bibliography

Additional Materials:
Carr Lynch and Sandell, Three Dimensional Computer, as-built survey of 544-550 Mass Ave
Community Meeting Presentation Slide PDF’s
FAR Worksheets and detailed analysis per floor
Overall Dimensional Worksheet
Review Transportation Impact Study
Architectural Drawing Set - Carr Lynch & Sandell
Material Presentation Board
Photographic Survey of Material Presentation Board

Page 44



544-550 MASS AVE

[raftic Impact Review

Prepared for; Central Square Redevelopment LLC
February 3, 2021
Review of Data sets for changes in proposed use at 544-550 Mass Ave Cambridge, MA
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Transportation Impact Review — 544-550
Massachusetts Avenue

Project Overview

On behalf of Central Square Redevelopment LLC (Ownership) a review of publicly available
data conducted in the relevant intersections, pre-Covid’s economic impact in 2019 and 2020, |
have conducted this Transportation Impact Review for the proposed 544-550 Massachusetts Avenue
Project (the Project Site). This project consists of a mixed use redevelopment of an existing retail
and office building into a mixed-use residential and retail building on the site. The development
will include 29 small single occupant units, and the retail spaces will remain unchanged at
approximately 3,721 square feet. The total development will be housed within the existing
building (the Proposed Project). As the development does not require a full TIS, this review is to
provide detail as to uses and occupancy and the potential increase or decrease in traffic impact
created by the proposed development. The data set has been collected between April and August
of 2019, and existing conditions are modeled on the occupancy at 544-550 Mass Ave at that time,
and covers the intersections and neighborhood potentially impacted by this development.

The review has addresses the City of Cambridge Guidelines for Transportation Impact Studies in
order to provide a general summary of findings and is in no way a comprehensive study, as that is
not required, under the Article 19 Special Permit Project Review, in this case.

Pre-existing site conditions: (all data is from Fall 2019 - Spring 2020):

7,879 Square Feet: The present use consists of a restaurant licensed for 67 seats. The hours of
operation are 11:30AM - 11:00PM weekdays and 11:30AM - 1:00AM weekends. This restaurant
replaces Shalimar with approximately the same number of seats. In addition there is a shoe
retailer, Teddy’s Shoes, that employs two people and estimates 10-15 customers per day and 2
deliveries by truck per day. The hours of operation are 11:00AM - 6:00PM 6 days per week. On the
second floor is The CME, a community group office with 3 permanent staff and weekly meetings
with up to 30 attendees. They operate a bookstore and have 3-5 customers per day, and one
delivery by truck per week. In addition there is a retail tailor with a workshop which employs
between 3 and 6 full time persons, and they report 6 customer visits and truck deliveries and
pickups per day between the hours of 10AM and 6PM. On the third floor of the building is a Dance
and performance studio. The studio employs 3 full time employees and conducts rental classes
between 7 and 12 hours per day. The classes host 1 or 2 educators and 6-25 students. The studio
has calculated the weekly total attendance at 300 people per week, with highly variable hours,
but generally 11:00AM - 9:00PM. There is no onsite vehicle or bicycle parking.

Proposed Uses:

19,758 Square Feet: The proposed project will include 29 small studio residential units, suitable

for single tenant occupancy, and approximately 3,721 SF of restaurant/retail. No vehicle parking
will be provided in association with the project. There are 29 long-term bicycle storage spaces in
the basement accessible by elevator.
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SUMMARY OF REVIEW

Reviewing the ATR data gathered in June of 2019 for the intersections of Pearl Street, South of Mass Ave and
Green Street between Pearl and Magazine, and the bicycle and pedestrian counts performed on June 19, 2019
and July 9, 2019, by VHB, conducted as part of the study for 600 Mass Ave, which provides the most relevant
pre-Covid dataset for this precise location, as well as the datasets created for 10 Essex, Mass & Main, MIT Kendall
Square Redevelopment, and 907 Main Street, and including projected growth of .5% per year for five years
(ignoring the 15% reduction due to the pandemic for the purposes of future projections) for this review, the
proposed project will not increase vehicular traffic counts, and will in fact result in a difference in delay from present
to future of -.01, -.03 and -.07 , respectively, for slight improvements in the three intersections analyzed. The
project will increase bicycle and pedestrian traffic at the immediate two adjacent intersections on Mass Avenue,
but will not change the rating of these crossings, and the increases in ridership on the MBTA will be significant in
percentage terms for these 29 units, but nominal overall with no measurable impact on the system, nor waiting
times. The improvements on the vehicular numbers are due to the relocation of the Studio-550, and the
Community Center which generated a very high trip rate and local parking demand for transient visitors, compared
to the single-occupant residential units. Although the total residential square footage will double the previous
commercial footage, overall trip generation due to the new 29 SRO units will decline significantly from the prior
uses.

Short-term Bicycle Parking: Although the Long-term bicycle parking needs will be met by enclosed, secured
storage, based on Cambridge Zoning Ordinance Section 6.100, short-term needs, estimated at 7 spaces, using
city guide (Section 6.100) can not be met on the applicant’s property. The proponent would like to seek approval
from the City to either install a rack in an appropriate space in the front of the building, or to make a payment in-
lieu toward nearby short-term bicycle parking provided by the City. The City of Cambridge Bicycle Parking
Guidelines indicate that 7 spaces is sufficient for the project demand.

Mass Transit: The MBTA reports a departing capacity on trains and busses from Central Square within a 3 minute
walk from the site of 28,000 departures per hour, so the project will have no measurable impact on capacity nor
create any burden on the system. According the MBTA capacity on the Red Line will increase by 7,000 riders per
hour as signal works and new equipment deployment is completed. Central Square represents a central hub in
this network which allows access in numerous directions, creating an ideal starting point of departure. This entry
point saves riders multiple transfers and increases system capacity overall.
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CITY OF CAMBRIDGE
MASSACHUSETTS
BOARD OF ZONING APPEAL
831 MASSACHUSETTS AVENUE
CAMBRIDGE, MA 02139
617 349-6100

BZA APPLICATION FORM
GENERAL INFORMATION

Plan No: BZA-017219-2019

The undersioned hereby petitions the Board of Zoning Appeal for the following:

Special Permit : Variance : \d Appeal :
PETITIONER : Central Square Redevelopment LLLC - C/0 Clifford Schorer
PETITIONER'S ADDRESS : 10 Turnpike Road Scuthborough, MA 01772

LOCATION OF PROPERTY : 544 Massachusetts Ave Cambridge, MA

TYPE QF OCCUPANCY : Assembly, Merchantile, ZONING DISTRICT: Business B Zone/CSQ
Residential Overlay

REASON FOR PETITION :

Other: Lot area per dwelling unit variance

DESCRIPTION OF PETITIONMER'S PROPOSAL :

Applicant seeks to build 2% micro-Studio apartments where 20 units of any size are
permitted by right. Infill location with small building footprint and éxisting

retailers create a hardship for renovating building into larger spaces.

SECTIONS OF ZONING ORDINANCE CITED :

brtizle 5.000 Section 5.33 (Table of Dimensional Reguirements).
Article 11.000 Section 11.203.5.3,8 (Affordable Housing).
Artiszle 10.000 Section 10.30 (variance}.

Original Signature{s) :

%ﬂ’ﬁoner{sj / Owner} -

Cliffonéhorer

address: 10 Turnpike Road, Southborough, MA 01772

{Print Name)

Tel. No. : (508)726-5445
E-Mail Address :  CSchorer@gmail.com

Date: INovember 26, 2019




BZA APPLICATION FORM - OWNERSHIP INFORMATION

To be completed by OWNER, signed before a notary and returned to
The Secretary of the Board of Zoning Appeals.

I/vWe C\’ﬂ-i-.c_ Q.L S,_ai,‘,n.a.n.a :E;:;&;‘&’#f Hiu'«\('

Address: /0 TvL/PLKE iy SOMB;@; A MA
State that I/We own the property located at Sl - 650 MRSS QyL

which is the subject of this zoning application.

The record title of this property is in the name of C.-C’fl‘f"&f‘l 4 S? o

gngée ve fa Pl ol

*Pursuant to a deed of duly recorded in the date ., Middlesex South

County Registry of Deeds at Book , Page ; or

Middlesex Registry District of Land Court, Certificate No.

Book Page

Commonwealth of Massachusetts, County of M!dﬂ\\‘e‘.':&ﬂ

The above-name Cjn Y{Qr(\ T-Sc“\o\'er il personally appeared before me,
this ]'_-I“'l‘ of _umm, 209 , and made ocath that the above statement is true.

EE QZLQ ,E fé =. Hotary
LATERSHIXR. FLLISOR

Motsry Puhii {Notary Seal).
L L Ul smi2sachusetts
{:on-mssron Expires Mar 20, 2025

My commission expires

¢ If ownership is not shown in recorded deed, e.g. if by court order, recent
deed, or inheritance, please include documentation.

. (ATTACHMENT B - PRGE 3)



BZA APPLICATION FORM

DIMENSIONAL INFORMATION

APPUICANT: Cliff Schorer PRESENT USEIQCCUPANCY : Ratail, Office
LOCATION : 544 Massachusetts Ave Cambridge, HMA ZONE: Business B Zone/CSQ Overlay
PHONE : REQUESTED USEIOCCUPANCY : Retail, Residential
EXISTING REQUESTED ORDINANCE
CONDITIONS CONDITIONS REQUIREMENTS
TOTAL GROSS FLOOR AREA: 7,879 17,436 20,550 {max.)
LOT AREA: 1,391 1,391 Hone {min.)
RATIO OF GROSS FLOOR AREA 1.79 3.97 4.0 (8P} (max.}
TO LOT AREA: °
LOT AREA FOR EACH DWELLING UNIT: N/A 151sE 300s£ (min,}
SIZE OF L0OT: WIDTH 49.98" N/C None (min.}
DEPTH 89 N/C None
SETBACKZ IN FEET: FRONT 0’ N/C Hone {min.)
REAR o’ N/C Hone {min.)
LEFT SIDE 5' & € N/C None (min.}
RIGHT SIDE 0! N/C None (min.)
SIZE QF BLDG.: HEIGHT 42° 696" 80 {5P) (max.}
LENGTH 92! 92 None
WIDTH 44! 19! None
RATIO OF USABLE OPEN $PACE 0 1,400 0 {min.)
TC LOT AREA;:
RO. OF DWELLING UNITS: 0 29 20 (max.)
NQ. OF PARKING SPACES: 0 o -5/du (min./max)
NQ. OF LOADING AREAS: 0 0 None (min.}
DISTANCE TO NEAREST BLDG. N/A N/C t/A {min.)
ON_SAME LOT:

Describe where applicable, other occupancies on same lot, the size of adjacent buildings on same lot,
and type of construction propeosed, e€.9.:; wood frame, concrete, brick, steel, etc.

N/A

1. SEE CAMBRIDGE ZONING  ORDINANCE ARTICLE 5.000, SECTION 5.30 {DISTRICT OF DIMENSIONAL
REGULATIONS) .

2. TOTAL GROSS FLOOR AREA {INCLUDING BASEMENT 7'-0" IN HEIGHT AND ATTIC AREAS GREATER THAN 5°)
DIVICDED BY LOT AREA.

3. OPEN SPACE SHALL NOT INCLUDE PARKING AREAS, WALKWAYS OR DRIVEWAYS AND SHALL HAVE A MINIMUM
DIMEMSION OF 15°.



% BZA APPLICATION FORM
SUPPORTING STATEMENT FOR A VARIANCE

EACH OF THE FOLLOWING REQUIREMENTS FOR A VARIANCE MUST BE ESTABLISHED AND SET FORTH IN
COMPLETE DETAIL BY THE APPLICANT IN ACCORDANCE WITH MGL 40A, SECTION 10;

A)

B)

C

A Literal enforcement of the provisions of this Ordinance would involve a
substantial hardship, financial or otherwise, to the petitioner or appellant for
the following reasons:

A literal enforcement of the Ordinance would require the loss of local retailers
and enlargement of the floorplate of each floor to allew for larger residential
units, given the extreme high-cost of infill construction and engineering
reinforcements regquired. There is substantial demand for inclusionary and market
units at a smaller scale and price point. it is this demand that alleviates the
substantial financial hardship of preserving and renovating existing building.

The hardship is owing to the following circumstances relating to the soil
conditions, sghape or topegraphy of such land or structures and especially
affecting such land or structures but not affecting generally the zoning district
in which it is located for the following reasons:

The building is a wvery unusual shape having been developed over 100 years with
additions. There is an easement for public emergency access that runs through the
property alley which must be preserved, and the rear of the building may not be
increased in height due to existing support structure of a different height to
the floors. The area per floor is broken up by the requirement to add an elevator
and emergency stair egress. This provides only very small spaces for units. The
hardship in this particular location would be great for larger unitc sizes.

DESIRABLE RELIEF MAY BE GRANTED WITHOUT EITHER:

1) Substantial detriment to the public good for the following reasons:

There is substantial demand for this smaller scale and less expensive housing
in Central Sguare. It will relieve pressure on larger family units in the
surrounding nelghborheood, With the loss of many 3RO and lodging
accommodations in the Central Square Area, this is a much needed housing
stock category. There is no esthetic, traffic, or quality of life impact and
the overall FAR is within the new CSQ guidelines. Permitting this Variance
will create 4 additionmal Inclusionary units which are available at 25% of the
applicant's inceme rather than the wusual 30%. The new ordinance is creating
far fewer smaller units (16% under old ordinance/12% under new ordinance} and
this is a serious need that will only increase, Nearly 50% of the entire need
in the City of cCambridge, based on existing inclusionary, is single person
occupancy.

2) Relief may be granted without nullifying or substantially dercgating from the
intenkt or purpcose of this Ordinance for the following reasons:

There will be no c¢hange to the proposed extericor of the buidling and this
will allow the improvement of an obsolete structure in the middle of Central
Square without displacing the local retailers. As the overall project is very
low scale and a small wrban infill, rather than the large scale residential
development the ordinance is designed to address, this is an exception that
is wvery specific to the challenges of this site that creates e¢nough value to
justify the enormous cost per foot, which has permitted most of this side of
Mass Ave to fall inte long term neglect.

* H You have any questions as to whether you can establish all of the applicahle lepal
requirements, you should consult with your own attorney.



B)

cl

D)

APP

SUPPORTING STATEMENT FOR A SPECIAL PERMIT

Plaase desoribe in ocomplete detail how you meet aach of the following critaria
refarring to the property and proposed changes or uses which are requestaed in
your application. Attach sheats with additional information for zpecial permits
which have additional ceriteria, &.¢g.; fast food pemmits, comprehensive permita,
ete., which must be met.

Granting the Special Permit requested for 544 Massachusetts Ave Cambridge, MNA
{location) would not be a detriment to the public interast bacausa:

Reguirements of the Ordilnance can or will be met for the following reasons:

All other requirements of the Ordinance are met. The wvariance addresses only the
need for additional DU per lot area, due to the inclusien of small units.

Traffic generated or patterns of access or eqress would not cause c¢ongestion
hazard, or substantial c¢hange in established neighborhood <character for the
following reasons:

There is no change to the access and egress and no additional parking or traffic
impact anticipated. This is perfectly located above public transfortation and has
been a failure as office and assembly space on the upper floors leading to
deterioration. There is substantial demand in this area for smaller housing units
and this number will have no detrimental effect on the overall traffic burden of
the area.

The continued operation of or the development of adjacent uses as permitted in
the Zoning Ordinance would not be adversely affecred by the nature of the
proposed use for the following reasons:

There are numercous local retailers and especially restauranteurs who would only
benefit by the addition of residential on this partion of Mass Ave.

Nuisance or hazard would not be created to the detriment of the health, safety
and/or welfare of the occupant of the proposed use or the citizens of the City
for the following reasons:

There is no impact on public safety, health or welfare, Units are served by
public water and waste.

For other rszasons, the proposed use would not impair the integrity of the
district or adjoining district or ctherwise derogate from the intent or purpose
of this ordinance Eor the following reasons:

This is entirely in the spirit of the recent 2Zoning changes to the C3Q Overlay in
encouraing reuse of obsolte and dilapidated structures and rencvation of infill
properties which would be too costly without the availability of wariances and

special permits.



~ CITY OF CAMBRIDG™
MASSACHUSETTS
BOARD OF ZONING APPEAL
831 MASSACHUSETTS AVENUE
CAMBRIDGE, MA 02139

6173496100  opionay 27 AMII: 13

ICATION EOR F ; &IE g
BZA APPL| M cmﬁgg.qb% ¥ !

GENERAL INFORMATION
The undersigned hereby petitions the Board of Zoning Appeal for the following:
Special Parmit ; Variance : \) Appeal :
PETITIONER : Central Square Radevelopment LLC - C/0 Clifford Schorer
PETITIONER'S ADDRESS : 10 Turnpike Road Scuthborough, MA 01772

LOCATION OF PROPERTY : 544 Massachusetts Ave Cambridge, MA

TYPE OF OCCUPANCY : Assembly, Merchantile, ZONING DISTRICT : Business B Zone/CS5Q
Residential Overlay

REASON FOR PETITION :
Other: Lot area per dwelling unit variance

DESCRIPTION OF PETITIONER'S PROPOSAL :

Bpplicant seeks to build 29 micro=Studic apartments where 20 units of any size are
permitted by right. Infill location with small building footprint and existing
retailers create a hardship for renovating bunilding into larger spaces.

SECTIONS QF ZONING ORDINANCE CITED :

Artizle 5.000 Section 5.33 (Table of Dimensional Requirements).
Artizle 11.000 Section 11.203.5.2,B {Affordable Housing}.
Article 10.000 Section 10.30 {Variance).

Original Signature{s) : W
~ Mﬂmﬂeﬂs}/oy\mef)
Clifford ScHorer

{Print Name)

address: 10 Turnpike Road, Southborough, MA 01772

Tel. No. : (508)726-5445

E-Mall Address:  CSchorer@gmail.com

Date: MNovember 26, 2018
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93-73

CARU RETAILLLC.

6514 MASSACHUSETTS AVE
CAMBRIDGE, MA 02138

93-105-104

RAYCE REALTY LLC

228 WESTERN AVE
CAMBRIDGE, MA 02139

91-118

PARTEEN, LLC

C/O MINTZ LEVIN, COHN, FERRIS, GLOVSKY
ONE FINANCIALCTR

ATTN : ALLAN CAGGIANO, ESQ

BOSTON, MA 02111

93-107

CASCAP REALTY, INC

231 SOMERVILLE AVENUE
SOMERVILLE, MA 02143

93-101

GAJOS, KRZYSZTOF Z.
215 GREEN ST. UNITB
CAMBRIDGE, MA 02138

93-86

PARSON-GREEN LLC

1247A COMMONWEALTH AVE
BOSTON, MA 02134

93-86

CABRAL, KYLE PROPERTY MANAGER/REALTOR
ALL BRIGHT REAL ESTATE

1247A COMMONWEALTH AVE

ALLSTON , MA 02134

Sy oss v

93-85

CHESHATSANG, DHIKI P., &
CHESHATSANG, LOBSANG N.
48 PIERSON ST
WATERTOWN, MA 02472

93-74

CENTRAL SQUARE REDEVELOPMENT, LLC
10 TURNPIKE RD

SOUTHBOROUGH, MA 01772

90-155

NAGGAR REALTY LLC.

C/0 545-565 MASS AVE LLC
585 MASSACHUSETTS AVE
CAMBRIDGE, MA 02138

93-101

YOZWIAK, NATHAN L. & JASMINE M. HANIFI
215 GREEN ST., #A

CAMBRIDGE, MA 02139

93-124

GREENWALD, DANIEL & MARISA S. GOLD
213 GREEN ST #2

CAMBRIDGE, MA 02139

93-86

CABRAL, KYLE PROPERTY MANAGER/REALTOR

ALL BRIGHT REAL ESTATE
1247A COMMONWEALTH AVE
ALLSTON, MA 02134

93-86

FEUERMAN, JEFFREY M. & JEFFREY A. KESNER
TRUSTEE 195-197 GREEN STREET TRUST
1247A COMMONWEALTH AVE

ALLSTON, MA 02134

| }Z/Z Y

CENTRAL SQ. REDEVELOPMENT LLC
C/O CLIFFORD SCHORER

10 TURNPIKE ROAD
SOUTHBOROUGH, MA 01772

93-76
522-526 MASSACHUSETTS AVENUE, LLC
C/O MOULTON ORIENTAL FURNITURE
68 MOULTON ST., 3RD FL

CAMBRIDGE, MA 02138

93-72

RAMEY, JEAN ANN,

TRUSTEE OF CRESCENT REALTY TRUST
SYNAPSE ENERGY ECONOMICS, INC
ATTN: JEANANN RAMEY

485 MASS AVE STE #2

CAMBRIDGE. MA 02139-4041

93-75

THE NEW DANCE COMPLEX, INC.
C/0 RICHARD GETZ ASSOC. AGENT
22 HILLIARD ST. STE106
CAMBRIDGE, MA 02138

93-75

THE NEW DANCE COMPLEX, INC.
C/O LIZ SMITH

536 MASSACHUSETTS AVE
CAMBRIDGE, MA 02139

93-86

OLIVIA LLC,

93 FISHER AVE
BROOKLINE , MA 02445

93-124

GOULET, DARIN P. TARA B. REDEPENNING
213 GREEN 5T #1

CAMBRIDGE, MA 02139
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